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Abstract 
 
 
Over the past 13 years there have been major changes in legislation that have 
impacted on the land development process in Queensland. It has now become difficult 
for the average person to undertake land development particularly in rural Queensland. 
Many people considering undertaking such a project are unaware of the complexity of 
the legislation and the requirements necessary to complete a land development project. 
 
This dissertation has simulated the land development process in rural Queensland at 
times of significant legislative change. This was carried out by using a parcel of land 
as a case study. The method involved using this parcel of land to simulate a lot 
reconfiguration. The simulation was carried out to coincide with significant changes 
in legislation. This simulation process focused on the requirements that were 
necessary to undertake and successfully complete a lot reconfiguration. Other site 
dependant variables have been assessed including the effects that trigger the 
Vegetation Management Act 1999 (VMA).  
 
After detailed research and analysis it was concluded that attempting land 
development in areas that contain assessable vegetation is a major constraint on the 
viability of the project. The research analyses how the remnant vegetation and 
regional ecosystem mapping was undertaken and reveals the errors that have occurred 
and the uncertainty that still exists. The results illustrate the changes that have taken 
place in the land development process over the past 13 years. The results also 
highlight the difficulties and complexities that are encountered when attempting to 
proceed with such a project.  
 
The outcome of this project reinforces the fact that land development in rural 
Queensland is a complex and time consuming process. It was concluded that due to 
the requirements of the legislation that even when undertaking a relatively simple land 
development project a range of industry professionals will need to be consulted.      
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Chapter 1: Introduction 
 
1.1   Project Background 
 
This project will involve simulating a lot reconfiguration of a parcel of land 
situated near Ballandean 25 kilometres south of Stanthorpe. The subject parcel of 
land is one of a number of freehold titles held under the ownership of a property 
known as ‘Amaroo’. The size of the lot is 15 hectares. The property description 
is Lot 1 on RP91867, parish of Broadwater, county of Bentinck. This parcel of 
land is a mix of good quality agricultural land, steep rocky outcrops of granite 
and heavily timbered bushland.  
 
In undertaking this exercise it was identified that the protection of the good 
quality agricultural land was extremely important. Small parcels of land in the 
Stanthorpe region are sought after and are in very short supply. These ‘lifestyle’ 
blocks are popular escapes for people from large urban centres. Potential 
purchasers of this type of real estate are predominately interested in small land 
parcels consisting of natural bushland.     
 
Over the past 13 years there have been significant legislative changes in the 
development of land in Queensland. The aim of this project is to compare the 
outcome of this land development proposal at these times of significant 
legislative change. An in depth analysis of the land development process at each 
of these points in time will given by using Lot 1 on RP91867 as a case study.  
 
The land development process in Queensland is predominately administered by 
the local government authority. This process has evolved over three distinct 
periods as a result of major changes in legislative requirements. Over this time 
there have been three new Acts that have significantly changed the way land 
development has been carried out. These Acts are the Integrated Planning Act 
1997(IPA), the Vegetation Management Act 1999 (VMA) and the Sustainable 
Planning Act 2009 (SPA). These three major time periods will be critically 
analysed in order to achieve the aim of this dissertation. 
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Before the introduction of the IPA, development proposals were assessed under 
local government planning schemes that were written in accordance with the 
Local Government (Planning and Environment) Act 1990 (LGPEA). These 
planning schemes were based on a prescriptive approach. This type of system 
regulated development. The introduction of the IPA resulted in major changes to 
the land development process. The IPA together with the introduction of the 
Integrated Development Assessment System (IDAS) sought to implement a 
single administrative framework for property development applications (USQ 
2009).  This new act repealed a multitude of other Acts that required approval for 
development applications. The purpose of the IDAS was to incorporate a myriad 
of assessment and approval systems into one streamlined process (USQ 2009). 
 
In 1999 the requirements for land development proposals in rural Queensland 
underwent further change. The proclamation of the VMA saw significant 
restrictions placed on the way land development was conducted. The purpose of 
this legislation was to reduce the clearing and destruction of Queensland’s native 
vegetation. It regulates the clearing of remnant vegetation on freehold land, 
indigenous land and other state tenures (Department of Environment and 
Resource Management 2010). The VMA sets down the rules and regulations that 
guide what clearing can be done. This framework is made up of legislation, state 
policy, regional vegetation management codes, an offsets policy, a regrowth 
vegetation code, material change of use policy and reconfiguring a lot policy 
(Department of Environment and Resource Management 2010). Vegetation 
management in Queensland is regulated through the VMA and the IPA.    
 
As a result of the VMA and subsequent regional ecosystem mapping, land 
development in rural Queensland is becoming increasingly difficult. Gaining 
approval for land development is both a costly and time consuming process. 
After attempting to undertake land development through a lot reconfiguration it 
was found that there are numerous hurdles. The clearing regulations imposed by 
the VMA appear to be too onerous. The intention for this lot reconfiguration was 
to create a small rural lifestyle block. This would only involve minimal clearing 
of native vegetation.  
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This project will focus on the implications the VMA and subsequent regional 
ecosystem mapping has on land development proposals in rural Queensland. A 
significant component of this project will involve researching and analysing how 
this mapping was carried out to determine accuracy and fairness. The recently 
enacted SPA is likely to impact on land development proposals in Queensland. 
Despite this only being new legislation, this project will analyse this Act and 
attempt to determine the implications that may occur. 
 
 
1.2   Research Aim 
 
This project will seek to compare the outcome of a land development proposal at 
times of significant legislative changes in Queensland. 
 
 
1.3   Research Objectives 
 
The objectives of the project are as follows: 
- Evaluate the land development process in rural areas of Queensland 
before and after the VMA was implemented  
- Research how and why the VMA came into force 
- Evaluate how regional ecosystem mapping was carried out and 
critically analyse the limitations of this mapping to determine 
accuracy and credibility 
- Evaluate land development restrictions by using a parcel of land near 
Stanthorpe as a case study 
- Critically analyse the impact that the VMA has made on cadastral 
surveying 
- Evaluate the implications the new SPA has on the land development 
process in rural areas in Queensland. 
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1.4   Justification 
 
Several years ago an attempt was made to undertake a lot reconfiguration. With a 
limited supply of lifestyle type property available in the area, and a significant 
amount of unusable natural bushland close by, it became evident that undertaking 
a lot reconfiguration would be a good business decision. It was planned to use 
the existing title of Lot 1 on RP91867 as the parcel of land to be reconfigured. 
The balance of Lot 1 on RP91867 will be added to Lot 131 on BNT 458. A 
Smart Map and cadastral plans of these two parcels of land are located in 
Appendix B and C respectively. This development proposal does not involve 
creating any additional lots.  
 
The total area of the proposed lot would be four hectares. The reconfigured lot 
would consist primarily of natural bushland. This would be a mix of steep rocky 
granite outcrops and undulating heavily timbered areas. The remaining area 
would be made up of approximately 5000m² of open arable land. Adding to the 
attractiveness of the proposed lot is a number of potential home sites that offer 
excellent views and numerous other sustainability features. These include aspect 
to the north and protection from cold prevailing winter winds from the south-
west. 
 
Adding the balance area of Lot 1 on RP91867 to Lot 131 on BNT458 will ensure 
that the good quality agricultural land is protected. Lot 131 on BNT458 is a 
much larger block consisting of 94.2 hectares. This area consists of some 
valuable agricultural land and a large portion of steep, rugged and heavily 
timbered terrain. This parcel of land is bounded to the south by Bald Rock Creek.  
  
After initial inquiries into the land development process, it was soon found that it 
would be a particularly complex and time consuming process. This can be 
attributed to the changes in legislation that have occurred in recent years. Early in 
the planning stage of this exercise it was identified that the protection of the good 
quality agricultural land was very important. With considerable areas of the 
property consisting of unusable bushland and with the property consisting of a 
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number of lots it made good business sense to undertake a land development 
project.  
 
After the proclamation of the VMA in 1999 and the subsequent remnant 
vegetation and regional ecosystem mapping that this Act guided, developing land 
in rural areas became much more difficult. A major constraint on the viability of 
this project is the VMA that is triggered when attempting to develop land in areas 
that have been mapped as assessable vegetation. The IPA and SPA are large and 
complex pieces of legislation and when land development applications trigger the 
VMA, complexity and uncertainty increases significantly.  
 
Developing land in areas that contain assessable vegetation has almost become 
too complex for the average person to contemplate. Many rural landholders are 
unaware of the status of the vegetation on their properties and the limitations of 
the changing legislation. This project will attempt to highlight the changes that 
have taken place for land development proposals in rural Queensland over the 
past 13 years. This analysis of legislation will simplify the processes and 
highlight limitations that occur during a land development proposal. Once this is 
more easily understood rural landholders may be in a position to take advantage 
of their current resources.   
 
 
1.5   Conclusion 
 
This dissertation aims to compare the outcome of a land development proposal at 
times of significant legislative changes in Queensland. A significant component 
of this research will be devoted to the VMA. It is important for rural landholders 
to understand the limitations that the law now imposes on freehold land 
especially when undertaking development in areas of assessable vegetation. 
Many landholders are oblivious to the current requirements of law that affects 
their property. 
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Thorough research has been undertaken to establish a simplified version of the 
land development process and a clearer understanding of remnant vegetation and 
regional ecosystem mapping. The literature review will provide background 
information on the evolving legislation and the remnant vegetation and regional 
ecosystem mapping. The literature review will present previous research and 
identify areas of controversy. This will be drawn from published literature on the 
IPA, VMA and SPA.      
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Chapter 2: Literature Review 
 
2.1   Introduction 
 
The land development process in Queensland has witnessed some major changes 
over the past 13 years. This process is continuing to evolve with the recent 
enactment of the SPA on 18 December 2009. The information sourced for this 
literature review will come from a wide range of sources. These include student 
papers, academic papers, university study material, journal articles, government 
departments, reviews from professionals and communication with professionals 
working in the industry. Due to the complex nature of the relevant legislation that 
this project will cover, there is minimal quality control on the content of this 
project. Research on this project has uncovered many conflicting opinions on 
land development legislation. This literature review will attempt to assess the 
material that was researched and evaluate its relationship to the project topic. 
 
 
2.2   Background Information 
 
In order to achieve the aim of this project, an understanding of the IPA is needed. 
Since the introduction of this legislation the land development process has 
become very complex and confusing. Local government authorities in 
Queensland are responsible for the formulation and subsequent administration of 
their planning schemes. These documents are often complicated making land 
development applications difficult. If the application is impact assessable the 
time taken to process the application can take up to 9 – 12 months (Ireland 2008). 
This is assuming there are no appeals and the local authority has been 
cooperative. The costs imposed on the applicant are significant.  
 
Another problem facing developers are laws and policies that come into force 
soon after a development application is lodged. According to Ireland (2008) an 
applicant’s success will ultimately depend on the competence of the consultants 
responsible for lodging the application and the quality of the application. Ireland 
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(2008) goes on to say that it is important that the application is not only given 
consideration to the laws and policies applying when the application was lodged 
but also to the new laws and policies that have come into force after the 
application was lodged. This paper exposed some of the unforeseen difficulties 
that developers encounter. It also highlighted just how complex and expensive 
even a relatively simple development proposal can become.  
 
This view is shared by Steve Reynolds of Humphreys Reynolds Perkins Planning 
Consultants. Reynolds claims that there is a planning crisis in Queensland. He 
says that the development approvals system under the IPA is complex, costly and 
time consuming (Reynolds 2007). Reynolds (2007) also states that the outcomes 
being achieved through the development assessment system are mediocre. He 
claims the reason for this is the combination of two factors. These are the quality 
and organisational culture of local government development assessment and the 
structure and complexity of the planning system (Reynolds 2007). These 
comments are concerning as development is being stifled because of bureaucracy. 
This paper will be a valuable resource in assessing the implications for the land 
development process in rural Queensland.    
 
 
2.3   Integrated Planning Act 1997 
 
The IPA is the legislation that was established to regulate planning and 
development in Queensland. The purpose of the IPA is to achieve ecological 
sustainability through integrated planning and management (Department of 
Environment and Resource Management 2010). The assessment system that is 
contained in the IPA is called the Integrated Development Assessment System. 
This system was designed to remove barriers that were a common feature of the 
preceding system (Department of Environment and Resource Management 2010).  
It was anticipated that this would streamline the development approvals process. 
This would be achieved by implementing a system where development 
applications are considered by a single assessment manager. The assessment 
manager is usually the local government authority.  
 9
With all due respect to the IPA and local government planning schemes that have 
been developed as a requirement of the Act, both the legislation and planning 
schemes are complicated and ambiguous. Critics of the IPA such as Dr Phil Day 
have said ‘Let’s toss the IPA and start from scratch’. Day claims that planning 
legislation should not appear to be so complex and technical that planning 
decisions are left to the unelected officers (Day 2006). He goes on to say that 
blueprint planning schemes are illusory goals that after years of preparation can 
became obsolete within days because of economic or social changes (Day 2006). 
Day (2006) says that the development assessment codes in the IPA are contrived, 
complex and confusing.  
 
Day (2006) claims that councils used a commonsense approach when preparing 
plans and assessing development under the previous system. He also says that 
time and money could be saved by preventing appeals going to court because of 
the absurdly detailed procedural provisions of the IPA (Day 2006). Researching 
this topic has uncovered valuable material and has identified the difficulties that 
developers will encounter. This paper will be very useful in completing this 
project.  
 
A paper from Tammy Johnson (2008) describes the IPA as a long convoluted 
Act containing many interrelated Schedules. She says that the legislative regime 
is confusing and could appear impenetrable to the uninitiated (Johnson 2008). 
The paper goes on to explain that unless applicants have a reasonable level of 
expertise in property development it is extremely difficult to determine if a 
referral agency is required and if so, who this is (Johnson 2008). Johnson claims 
that this counteracts the purpose of the Act which was to achieve a coordinated 
and efficient decision making process (Johnson 2008). This paper critically 
analyses the strengths and weaknesses of the IPA. The observations made by 
Johnson reinforce opinions that the Act is complex and confusing. The views put 
forward by this author will prove to be a very useful resource for this dissertation.     
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2.4   Vegetation Management Act 1999 
 
Vegetation Management in Queensland has been a very controversial issue. The 
VMA itself does not regulate vegetation management (McGrath 2006). The 
VMA guides the preparation of mapping for areas to be protected. This includes 
areas of high conservation value, areas susceptible to land degradation and 
remnant vegetation (McGrath 2006). Major reforms to the Act were introduced 
in 2004 due to ongoing controversy. These reforms involved phasing out broad 
scale land clearing by the end of 2006 (McGrath 2006). The VMA outlines the 
policies for clearing vegetation. The triggers and process for assessment for 
clearing vegetation is contained in the IPA (McGrath 2006). A reconfiguration of 
a lot will potentially lead to clearing so additional triggers will apply.  
 
According to Suri Ratnapala (2004) the VMA establishes an undemocratic form 
of law-making affecting property rights in the State. He claims that the Act does 
not make the law but leaves legislative power in the hands of the Minister and 
executive officers to be exercised outside the parliamentary process (Ratnapala 
2004). Ratnapala (2004) goes on to say that the process is structurally biased and 
insulated from the glare of public debate. There is no appeal from this law to 
parliament or to the courts (Ratnapala 2004). This has major repercussions for 
property owners. Landholders must manage their properties in accordance with 
the declared area code (Ratnapala 2004). This has increased operational costs and 
reduced productivity resulting in loss of income (Ratnapala 2004). More 
critically, it will reduce the market value of the property. Many landholders have 
been disadvantaged and are not entitled to compensation. This paper will be an 
essential resource for the duration of this project. 
 
The government claims that the VMA is based on the best science. A speech at a 
Rockhampton Property Rights Australia rally by former government employee 
and research scientist Bill Burrows questions this, and he even claims that this is 
a very dishonest statement (Burrows 2005). Burrows claims the VMA is not 
saving the original vegetation but, instead is preserving artefacts that have arisen 
from post-aboriginal management (Burrows 2005). He has predicted that many 
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grazing enterprises will become unviable. This will ultimately impact on the 
economies of rural communities.  
 
Burrows (2005) is also concerned that unaddressed tree thickening poses a major 
fire risk in the future. Burrows (2005) believes that the framing of the Act and its 
regulations deliberately and capriciously ignored a large body of scientific 
research and economic data relevant to the management of vegetation on our 
grazing lands (Burrows 2005). The opinions put forward by Burrows must be 
respected as he worked as a research scientist for 40 years. Burrows view is 
interesting and his thoughts will be considered during the preparation of this 
project. 
 
A paper by Lyons & Whelan (2004) claim that in recent years clearing is 
estimated to be occurring at a rate of around half a million hectares each year. 
This habitat destruction is linked to biodiversity loss, climate change, and 
increased salinity (Lyons & Whelan 2004). Despite recognition of these 
environmental problems, land clearing was still allowed to continue. They said 
that priority was given to short-term economic growth above ecological and 
social considerations (Lyons & Whelan 2004). It is stated that these attitudes 
have shaped the history of natural resource management (Lyons & Whelan 2004).  
 
Lyons & Whelan (2004) go on to say that the decision to stop clearing of 
remnant vegetation by 2006 is a victory for the conservation movement. This 
displays a significant change of policy that assumes private landowners retain 
sovereignty over land management (Lyons & Whelan 2004). This highlights the 
strength of the conservation movement in Queensland. This paper will be used as 
part of this project. Resources such as these are necessary to ensure the research 
is conducted in an objective manner.  
 
A paper prepared by the Wildlife Preservation Society of Queensland (WPSQ) 
and submitted to the Queensland government during a review of the VMA in 
2004 argued that the legislation did not go far enough. They lobbied for a 
number of changes. They claim that land holders should adopt property planning 
to manage vegetation not only for productive uses, but also for conservation 
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(Wildlife Preservation Society of Queensland 2004). The WPSQ (2004) state that 
land owners have a duty of care for management of their land and expect that the 
costs associated with this should be met by the landholder. The society requested 
that the legislation must apply to all land users and not just the rural sector and 
limited urban/rural enterprises (Wildlife Preservation Society of Queensland 
2004). Some of these requests have merit but expecting land holders to adopt 
conservation practices at their own cost is unrealistic. Despite this, the opinions 
of WPSQ will provide a valuable contribution towards finalising this project.    
 
 
2.5   Remnant Vegetation and Regional Ecosystem Mapping 
 
The system used for classifying vegetation under the VMA is known as regional 
ecosystems. Queensland has been divided into 13 bioregions which are based on 
numerous factors (Department of Environment and Resource Management 2010). 
Regional ecosystems are vegetation communities associated with particular 
landforms within each bioregion (McGrath 2006). Maps depicting these regional 
ecosystems show the remnant vegetation that remains. McGrath (2006) 
recognises that this system has limitations. He claims that it is a robust surrogate 
for planning the conservation of both the known and unknown elements of 
biodiversity (McGrath 2006). McGrath (2006) admits that the system is not a 
good surrogate for all species, and does not necessarily address the conservation 
needs of many rare and threatened species. A valid and very important point 
noted by McGrath (2006) is that the regional ecosystem protects remnant 
vegetation communities regardless of their attractiveness and aesthetic value. 
 
The Queensland Herbarium has carried out, with remarkable skill, the immense 
and complex task of mapping regional ecosystems throughout the State to 
produce comprehensive regional ecosystem maps (McGrath 2006). This 
statement must be challenged. It has been witnessed first hand the flaws and 
inaccuracies that have resulted from this mapping. Although there are avenues 
for appeal against inaccurate mapping through the Property Map of Assessable 
Vegetation (PMAV) process, the boundaries that delineate other areas of the 
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regional ecosystem mapping also need to be questioned. If there are gross 
inaccuracies contained in the mapping and dubious boundaries in other areas 
how can a landholder have faith in the system? Much of this mapping has been 
completed at a scale of 1:100,000 (Department of Environment and Resource 
Management 2010). The achievable accuracies and fairness at this scale must be 
rigorously questioned. This regional ecosystem mapping will make up a major 
component of this project.  
 
Forest & Sea Consulting (2010) have said that the Queensland Government’s 
vegetation mapping system is an ambitious project that covers an area that is 
bigger than most of the world’s countries. They claim that some of the situations 
that they have encountered are difficult to understand (Forest & Sea Consulting 
2010). These include determining which regional ecosystem is present from a list 
of extremely similar regional ecosystems, vegetation that does not fit any 
regional ecosystem description, vegetation which does not fit any of the regional 
ecosystems listed for an area and determining whether vegetation is remnant or 
non-remnant (Forest & Sea Consulting 2010). These claims are very interesting 
and support the view that there are serious issues about the credibility of the 
mapping. This resource will be used extensively during the research phase of the 
project.  
 
An editorial by McAlpine, Fensham & McIntyre (2002) and published in the 
Rangeland Journal states that some authors have argued that a higher percentage 
of native vegetation should be retained in bioregions. The retention rate is 
currently set at 30% but there are claims that this may not adequately protect all 
bioregions (McAlpine, Fensham & McIntyre 2002). They say that bioregions that 
have large areas of native vegetation that are in marginal areas for agricultural 
development are at real risk of losing significant amounts of biodiversity 
(McAlpine, Fensham & McIntyre 2002).  
 
The authors of this article go on to highlight the importance of understanding 
ecological processes affecting the entire landscape, not only patches of retained 
vegetation. McAlpine, Fensham & McIntyre (2002) state the importance of the 
regional ecosystem maps in implementing the legislation and monitoring 
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outcomes. While this author’s concerns about loss of biodiversity in marginal 
areas are important, it is unlikely that large scale destruction would occur in these 
areas. This can be attributed to the huge costs involved and the poor returns that 
can be expected. McAlpine, Fensham & McIntyre raise other interesting points 
that will be considered.  
 
 
2.6   Sustainable Planning Act 2009 
 
The SPA was proclaimed on 18 December 2009. The purpose of this Act is to 
replace the IPA. As this Act has only recently come into force it is difficult to 
determine the implications of this new legislation. The SPA has been designed to 
streamline planning schemes and focus on outcomes rather than be process 
driven as was the case with IPA.  
 
According to a paper on the Sustainable Planning Bill 2009 (SPB) by David 
Nicholls (2009) there are some welcome changes, but there are other changes 
that are not so welcome. Nicholls (2009) claims that under the Act referral 
agencies will be required to assess applications against State Planning Regulatory 
Provisions and State Planning Policies (SPPs) that are not applied by the referral 
agency. These are areas that the agency does not usually administer and is likely 
to cause confusion (Nicholls 2009).  
 
One of the main purposes of the IPA was to coordinate local, regional and State 
level planning into local government planning schemes. Nicholls (2009) says that 
as a result of the expanded role of State instruments it seems coordination is 
unlikely to occur. Nicholls (2009) also claims that there is loss of certainty and 
predictability on the outcomes of development proposals which he claims is a 
giant step backwards. Nicholls’ opinion of the Act is that there are some 
improvements but it is still complex. The observations made by Nicholls are 
concerning. From this paper it is evident that despite new legislation replacing 
the IPA, the land development process is still a complex and time consuming 
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process. Although this paper is relatively complex, it will be an invaluable 
resource during this project.      
 
 
2.7   Impact on Cadastral Surveying 
 
Although the VMA and subsequent regional ecosystem mapping has been a very 
controversial issue in rural Queensland very little information is available from a 
surveying perspective. Despite exhaustive research very little literature has been 
uncovered on how cadastral surveying has been impacted. This impact will be 
difficult to quantify. Acquiring further knowledge in this area is important as it is 
becoming increasingly obvious that future development and prosperity in rural 
communities could be compromised as a result of the evolving legislation.    
 
 
2.8   Conclusion 
 
This review has identified the problems in the legislation that have plagued the 
land development process in Queensland. The land development process in 
Queensland has now become a complex and expensive process. Although the 
recent legislation places great emphasis on the protection of biodiversity, the 
development process is becoming more and more constrained by bureaucracy 
and red tape.  
 
The review has highlighted how controversial the VMA has been particularly in 
rural Queensland. Research has found that there are claims that the mapping that 
has been carried out as a result of the VMA is confusing and not based on the 
best science. Research on previous literature in this area appears to indicate that 
rural landholders have been somewhat unfairly dealt with. The literature 
uncovered from this review will form the basis of this dissertation. Having 
reviewed the literature on the recent changes in legislation that effect land 
development proposals in rural Queensland, the author proposes to undertake a 
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thorough analysis of the land development process. The next chapter will outline 
the procedures that will be followed to complete this project.   
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Chapter 3: Methodology 
 
3.1   Introduction 
 
Over the past 13 years there have been significant legislative changes for the 
development of land in Queensland. As a result, lot reconfigurations in rural 
Queensland are becoming increasingly difficult. An in depth analysis of the land 
development process at significant points in time will be undertaken by using Lot 
1 on RP91867 as a case study. This project will also focus on remnant vegetation 
and regional ecosystem mapping. This will require an extensive knowledge of 
the relevant concepts in this area. The research component of this project was 
carried out using the structure as follows. 
 
 
3.2   Site Location 
 
This project will involve a lot reconfiguration of a parcel of land situated 25 
kilometres south of Stanthorpe, approximately 175 kilometres south of 
Toowoomba. The general location can be seen in Figure 3.1.The subject parcel 
of land is held under freehold land tenure. At the present time there are no 
structures on the land. A significant portion of this parcel of land has been used 
for agricultural purposes for many years. The balance of this land is made up of 
steep rocky outcrops of granite and heavily timbered bushland which is unusable 
for agricultural purposes.  
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Figure 3.1: Locality map (Source: Hema Maps Australia, 2007)  
 
 
3.3   Legislation 
 
Three major legislative time periods have been identified and will be critically 
analysed in order to achieve the aim of this dissertation. For the purposes of this 
project the proclamation of the IPA and the VMA will be considered to have 
taken place at the same time. The three major time periods are before the 
proclamation of the IPA and the VMA, the period after these two acts become 
legislation and the period after the proclamation of the SPA. A comparison of the 
land development process will be undertaken at each of these significant time 
periods. The mechanism for comparison will be using a block of land and 
analysing the processes that were required to achieve development approval.  
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3.4   Local Government (Planning and Environment) Act 1990 
 
Before the introduction of the IPA, development proposals were assessed under 
local government planning schemes that were written in accordance with the 
LGPEA. Under this system a development proposal needed to satisfy a number 
of development approvals across different systems (USQ 2009). There was no 
integration between the various systems. This led to many problems for 
developers. The land development process will be analysed under this system. 
This will include the processes that had to be followed, the expected time periods 
for approvals to be granted and the costs involved.  
         
 
3.5   Integrated Planning Act 1997 
 
The introduction of the IPA resulted in major changes to the land development 
process. This new Act replaced numerous other pieces of legislation in an 
attempt to streamline land development. The IPA was implemented with the 
major purpose to ‘seek to achieve ecological sustainability’ (USQ 2009). The 
IPA will be analysed to demonstrate the land development process during the 
period from the proclamation of the VMA to the proclamation of the SPA. This 
information will be derived from a number of sources in the particular, the IPA. 
The analysis of this legislation will reveal significant changes that have taken 
place. 
 
 
3.6   Integrated Development Assessment System  
 
The purpose of the IDAS was to consolidate all assessment and approval systems 
into one defined process. This system enabled nearly all matters concerning a 
development proposal to be considered at same time. These include social, 
environmental and economic matters (USQ2009). The IDAS is based around the 
concept of development. The concept of development is a broad term. This was 
necessary to ensure that a single system could be used to assess all development 
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activity. Under the IDAS systems there is usually only one agency that has to be 
contacted for development applications. This is important as it has allowed for 
common time frames, procedures and appeal mechanisms. An in-depth 
explanation of the IDAS process will be presented and applied to the land 
development process. Each stage of the IDAS process will be analysed to 
provide a clear understanding of the system. This will be achieved through 
simulating a land development proposal. 
 
 
3.7   Vegetation Management Act 1999 
 
The VMA has been a very controversial issue particularly in rural Queensland. 
The purpose of this legislation was to reduce the clearing and destruction of 
Queensland’s native vegetation. This legislation has significantly impacted on 
many rural landholders. This impact has been felt in both land development 
proposals and ongoing land management. 
 
The VMA sets down the rules and regulations that guide what clearing can be 
carried out. This project will involve analysing the vegetation management 
framework. This includes an analysis of the legislation, state policy for 
vegetation management, regional vegetation management codes and the 
reconfiguring a lot policy. The VMA comprises a large part of this project and as 
a result a thorough explanation of this legislative framework will be presented. A 
detailed knowledge is necessary to understand the complexity of the vegetation 
management framework. This data will be sourced from the Department of 
Environment and Resource Management (DERM). The data presented will be 
made up of legislation, publications, fact sheets, maps and images. 
 
 
3.8   Sustainable Planning Act 2009 
 
The SPA has evolved as a result of the need to improve and streamline the 
previous legislation. It is expected that the Act will save time and money for 
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developers. The Act was proclaimed on 18 December 2009 and replaces the IPA.  
As with the IPA, the SPA contains the triggers for the VMA. The major changes 
to this new legislation will be analysed particularly the changes that affect rural 
land development. These changes will be noted and applied to a simulated land 
development proposal. 
 
 
3.9   Land Development Process before the Proclamation of the 
Vegetation Management Act 1999 
 
The land development process before the VMA required approval from 
numerous sources before development could proceed. There was little or no 
integration between each of the systems which to many difficulties. This system 
will be analysed by applying the legislative and local government planning 
scheme requirements to undertake a rural lot reconfiguration. The requirements 
of the Stanthorpe Shire Council Planning Scheme (SSCPS) from 1996 will be 
analysed and applied to the development process in conjunction with the LGPEA. 
The outcome of this process will be compared to the subsequent legislative 
changes. The mechanism for comparison will involve the following four stages: 
- Application submission 
- Application assessment 
- Information and referral 
- Application Decision. 
   
 
3.10   Land Development Process after the Proclamation of the 
Vegetation Management Act 1999 
 
The proclamation of the IPA and the VMA in a relatively short period of time 
significantly changed the land development process in Queensland. The IPA saw 
the integration and streamlining of the application process. This legislation 
contained certain conditions that would trigger the VMA. If an application 
proposal involved clearing assessable vegetation the application would be 
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referred to the DERM. A land development proposal will be analysed and then 
compared to processes before and after this legislation was enforced. The same 
mechanism for comparison will be used for each legislative period. As the focus 
of this project is on the VMA, the local government requirements will not be 
considered.  
 
 
3.11   Land Development Process after the Proclamation of the 
Sustainable Planning Act 2009 
 
The SPA has only been in force for a relatively short period of time. It is 
anticipated that this legislation will deliver a range of benefits to developers. The 
IDAS process has been retained in the Act with a new compliance stage added. 
Other changes have been made which may affect a development proposal. This 
new legislation will be analysed with the purpose to compare the changes and 
benefits of the land development process across the evolving legislation. The 
same mechanism of comparison will be followed to enable meaningful analysis 
and judgements to be made. As with the previous legislative time period no 
analysis of the local government planning scheme requirements will be presented.     
   
 
3.12   Remnant Vegetation and Regional Ecosystem Mapping 
 
Management of conservation in Queensland is guided by remnant vegetation and 
regional ecosystem maps produced by the Queensland Herbarium. These maps 
are produced at a scale of 1:100 000 and show the extent of vegetation for a 
particular location. A remnant vegetation and regional ecosystem map for the 
Ballandean region can be seen in Appendix D. The VMA and subsequent 
regional ecosystem mapping has generated significant controversy in rural 
Queensland. The uncertainty surrounding regional ecosystem mapping was a 
catalyst for making this a major focus of this project. This was initiated by a 
problem that was identified with the mapping when attempting to undertake a lot 
reconfiguration. A significant portion of ‘Amaroo’ has been mapped as remnant 
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vegetation. This was subsequently assigned a conservation status and classified 
into region ecosystems.  
 
Serious concerns about the mapping were raised when agricultural areas that had 
been used for grapes and vegetables for over 60 years had been classified as 
endangered regional ecosystems. This is highlighted on the map in Appendix E. 
This project has set out to investigate how this mapping was conducted and the 
accuracy and fairness of this process. In order to achieve this, a thorough analysis 
of the techniques and methodology used by the Queensland Herbarium will be 
necessary. This information has been compiled and presented under the 
following headings:   
- Vegetation Mapping Framework 
- Conservation Status of Regional Ecosystems 
- Essential Habitat 
- Interpreting Regional Ecosystem Maps 
- Property Maps of Assessable Vegetation  
- Surveying and Mapping of Regional Ecosystems 
- Pre-clearing Vegetation 
- Pre-clearing Mapping Methods 
- Interpretation of Aerial Photographs 
- Remnant Vegetation Cover 
- Landsat Imagery 
- Remnant Vegetation Mapping Methods 
- Reference Sites 
- Regional Ecosystem and Remnant Maps 
- Heterogeneous Polygons. 
 
All information that was sourced during the research phase has been documented 
and analysed under the classifications as previously outlined. This serves as the 
process that was undertaken for remnant vegetation and regional ecosystem 
mapping in Queensland. This will be accompanied with a discussion outlining 
the limitations and accuracy of the mapping. 
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3.13   Land Clearing Rates 
 
This project will involve brief research into the land clearing rates that have 
occurred under the changing legislation. Data that has been sourced from the 
DERM will reveal the dramatic reduction in land clearing as a result of the VMA.  
 
3.14   Conclusion 
 
This chapter describes the process and techniques that were used for this project. 
It has defined the site location for the analysis of the proposed lot reconfiguration. 
The mechanism for comparison of legislation when lodging a land development 
proposal has been outlined. The procedures and necessary requirements relevant 
to the legislation at the time will be analysed. Research will be carried out to 
provide a clear understanding of how and why vegetation management 
legislation was put in place. This chapter contains an outline of how the analysis 
of vegetation management mapping process and methods will be carried out.  
 
The vegetation management framework is complex and at times difficult to 
understand. Many rural landholders are unaware of the complexity of the 
legislation or how the mapping affects them. This project has attempted to 
provide a greater understanding of changes that have occur as a result of the 
evolving legislation. Complimenting this is a thorough analysis of the vegetation 
management framework. Knowledge of this framework is essential for rural 
landholders to ensure they understand and comply with the requirements of the 
law. 
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Chapter 4: Research and Analysis 
 
4.1 Introduction 
 
This chapter will present the research and analysis of a simulated development 
proposal at three significant time periods. It will provide a detailed analysis of 
the legislation that is triggered when a lot reconfiguration is undertaken. A 
significant portion of this chapter involves research and analysis of the remnant 
vegetation and regional ecosystem mapping that has been carried out. A number 
of pictures and diagrams have been used in this chapter. 
 
The purpose of this chapter is to provide readers with much clearer 
understanding of the processes and barriers that occur when considering a land 
development project in rural areas of Queensland. It is anticipated that this will 
assist developers in making more informed choices when deciding to invest in 
these types of projects. The analysis presented in this chapter highlight the 
changes that have taken place as a result of the evolving legislation. This chapter 
will identify the challenges and constraints that rural landholders are now forced 
to accept.  
 
 
4.2 Local Government (Planning and Environment) Act 1990 
 
Before the introduction of the IPA and the VMA land development applications 
were assessed under the relevant local government planning schemes. These 
planning schemes were written and prepared in accordance with the LGPEA. 
These planning schemes were based on a prescriptive approach (USQ 2009). 
This type of system regulated development. This LGPEA set out the components 
that a planning scheme must consist of. These were: 
- Provisions for the regulation, implementation and administration of 
the Planning Scheme 
- Zoning maps and regulatory maps 
- A Strategic Plan 
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- A Development Control Plan 
- Any amendment approved by the governor in council in respect of the 
planning scheme (USQ 2009). 
 
These planning schemes operated under a hierarchical system. This was a 
requirement of the Act. An example of this is the Strategic Plan of the local 
government authority. Strategic Plans are necessary for long term planning and 
cover a broad range. Below the strategic plan in the order of hierarchy were 
development controls plans and following this was the zoning of the local 
government area (USQ 2009). Under this system, Strategic Plans were central to 
the planning scheme. The Act at this time also set out the requirements of a 
Strategic Plan. These included: 
- Maps delineating preferred land use 
- A statement of objectives for each of the land uses as well as criteria 
to outline the type, scale and distribution of other uses required as an 
integral component to service each preferred dominant land use 
- Criteria outlining how the plan will be implemented (USQ 2009). 
 
Lower down in the hierarchy are the Development Control Plans followed by the 
zones. Development Control Plans are made up of maps, statements of intent and 
criteria for implementation. The Development Control Plans are designed to 
serve a number of functions. These are: 
- To guide the orderly growth and development of the area 
- To coordinate the design and layout of transportation 
- To ensure town planning problems could be solved 
- Ensure effective implementation of the planning scheme (USQ 2009). 
 
At the lower end of the town planning hierarchy under this system were zones. 
This form of land use regulation originated in England. Zones work on the 
principle of regulating land uses. Traditionally this shaped land valuation, 
housing types, house prices and the property market (USQ 2009). Zones have 
been used extensively in planning schemes across Queensland.  
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The land development process under the LGPEA had no real requirements 
except those that were imposed by the respective local government authorities. 
These requirements were set out in the local government planning scheme. 
Applications for land development were only dealt with by council (Davis, J 
2010, per. comm., 15 August). Under the legislation at the time there were no 
referrals that were required to be lodged with other government departments or 
other organisations.  
 
The land development process involved submitting a development proposal to 
the council. This application would be assessed against the planning scheme put 
in place by the local authority. Planning schemes written under the legislation at 
the time used a system of land uses that were regulated through zones. Planning 
schemes written under the LGPEA were permitted to prohibit or impose 
conditions on certain developments (USQ 2009). Under this legislation the 
process for making an application to develop land was set out by the Act. The 
Act contained assessment criteria that guided the land development process.   
 
After submitting an application to council for a development proposal and the 
application was successful there was no guarantee that development could still 
proceed. It was entirely up to the applicant to determine if approvals were 
required from other authorities. Under this system it was conceivable that a 
development application to council was successful and approval given, yet the 
development could not proceed because permission was denied from another 
authority (Davis, J 2010, per. comm., 15 August). An example of this is 
receiving permission to proceed from council yet permission denied from Main 
Roads. As a result the development proposal could not proceed. If applications to 
the various authorities had been successful and the development proceeded, the 
applicant had a time limit of two years to lodge the survey plan to council. The 
Act set out the rules stating who was required to contribute towards head works 
charges.  
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4.3 Integrated Planning Act 1997 
 
From 1998 up until 18 December 2009 the IPA was the principle source of law 
for planning and development in Queensland. This Act was developed to process 
development applications. This act together with the introduction of the IDAS 
sought to implement a single administrative framework for property development 
applications (USQ 2009).  This new act repealed the multitude of other Acts that 
required approval for development applications as previously stated in Chapter 1.   
 
All local government authorities were required to develop planning schemes to 
process these applications. The IPA came into force on 30 March 1998. As the 
SSC planning scheme at the time had been prepared under the LGPEA it was 
automatically converted to a transitional planning scheme when the IPA took 
effect (USQ 2009). This allowed the planning scheme to be used for 
development applications under the IDAS. This arrangement expired on March 
31 2003.  
 
The introduction of the IPA also allowed the Queensland government to develop 
and enforce State Planning Policies (SPPs). These state planning policies then 
had to be implemented by local government authorities into their respective 
planning schemes (USQ 2009). Two State Planning Policies that are relevant to 
this proposal are SPP 1/92 - The development and conservation of agricultural 
land and, SPP 1/03 – Mitigating the adverse impacts of flood, bushfire and 
landslide. 
  
The purpose of the IPA was to consider and manage the effects that development 
has on the environment. In attempting to achieve this, a performance based 
approach was implemented, being the IPA.  A performance based approach 
involves setting quantifiable standards (USQ 2009). This type of approach has 
the advantage of providing more flexibility. The IPA significantly changed the 
content of local government planning schemes. These planning schemes were 
structured to eliminate the need for specific regulations that were characteristic 
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of planning schemes developed under the preceding Act. This made planning 
schemes very difficult to write (Davis, J 2010, per. comm., 15 August). 
  
The new Act was very different in that none of the components that were 
mandatory under the LGPEA were required under the IPA. The result of this was 
that new planning schemes had a very broad range of structural options. The 
purpose of this was to allow local governments to recognise their own individual 
requirements for their particular area. Under the IPA local governments cannot 
simply prohibit a particular use of land or a type of development (McGrath 2006). 
This was of course on the condition that they would satisfy the conditions set out 
in the new Act. The IPA was implemented with the major purpose to ‘seek to 
achieve ecological sustainability’ (Queensland Government 2009). This can be 
found under section 1.2.1 of the Act. Ecological sustainability would be achieved 
by three interlocking factors. These are:  
- Coordinating and integrating planning at the local, regional and state 
levels 
- Managing the process by which development occurs 
- Managing the effects of development on the environment 
(Queensland Government 2009). 
  
The IPA describes ecological sustainability as a balance of ecological, economic 
and social/cultural interests. This purpose of ecological sustainability must be 
reflected in local government planning schemes. This can be achieved by local 
governments adopting a number of key principles when formulating their 
respective planning schemes (USQ 2009). The key principles are: 
- The precautionary principle 
- Intergenerational equity 
- Sustainable and prudent use of natural resources 
- Wise use of infrastructure investment 
- Protection of biological diversity 
- Maintaining the cultural, economic and physical well-being of people 
and communities (Queensland Government 2009). 
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Planning schemes normally have a forward planning timeframe of no more than 
15 years. The IPA does stipulate that a review of the planning scheme must be 
undertaken every six years. It is not necessarily compulsory to make changes to 
the scheme after each review. If no changes are made a report must be submitted 
to the relevant government minister outlining the reasons for this outcome (USQ 
2009). One of the major goals of the IPA was to integrate planning at a local 
level, a regional level and a state level. Local government authorities must not 
formulate their planning schemes in isolation from state and regional 
considerations (USQ 2009). This includes councils adopting state planning 
policies. Once a planning scheme has been put in place, councils cannot make 
amendments to the scheme until authorisation has been granted by the minister.   
 
The structural requirements of a planning scheme are set out under section 2.1.3 
of the IPA. This section stipulates the main components that must be present. 
These include: 
- Identify the desired environmental outcomes for the local government 
area 
- Include the measures that facilitate achievement of the desired 
environmental outcomes 
- Include performance indicators to assess the achievement of the 
desired environmental outcomes (Queensland Government 2009). 
 
The desired environmental outcomes is a statement that describes the ‘end state’ 
that is the planning scheme is attempting to achieve in a particular area. The 
remaining components, measures and performance indicators are the vehicle 
used to achieve that end state. A major component of planning schemes is 
measures. Measures cover a broad range and are composed of policy statements, 
codes and the assessment of development (USQ 2009). Codes are an essential 
part of a planning scheme. The purpose of codes is to regulate self-assessable and 
code assessable development by specifying the necessary requirements for a 
development proposal. Performance indicators are necessary to monitor and 
gauge the effectiveness of the planning scheme against the desired environmental 
outcomes.   
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4.4 Integrated Development Assessment System 
 
The purpose of the IDAS was to incorporate a myriad of assessment and 
approval systems into one streamlined process. The concept of development is 
central to the IDAS. Section 1.3.2 of the IPA defines development as any of the 
following: 
- Carrying out building work 
- Carrying out plumbing or drainage work 
- Carrying out operational work 
- Reconfiguring a lot 
- Making a material change of use of premises (Queensland 
Government 2009). 
 
Prior to the IPA a development proposal needed to satisfy a number of 
development approvals across different systems. Integration between the various 
systems was poor which led to many problems for developers. Although 
development under the IDAS is a broad term, it only requires approval if it is 
declared as assessable development. Development can be declared as assessable 
in two ways. This is displayed in Figure 4.1. Development can be declared as 
assessable by the state through Schedule 8 of the IPA and declared as assessable 
by a local government authority through their planning scheme (McGrath 2006).  
Schedule 8 is located in Appendix F.  
 
 
Figure 4.1: Assessable Development (Source: USQ 2009) 
 
Development can then be categorised in three ways. These are exempt 
development, self-assessable development or assessable development. Exempt 
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development and self-assessable development do not need to become part of the 
IDAS system to proceed. An exempt development does not need approval from a 
planning scheme. Self-assessable development does not need official approval 
but the applicable codes within the planning scheme regarding the development 
must be complied with. Developments that are declared as ‘assessable 
development’ require a development application to be lodged through the IDAS 
system (USQ 2009). An assessable development can be either code assessable or 
impact assessable. This is represented in Figure 4.2. 
 
 
Figure 4.2: Types of Development (Source: USQ 2009) 
  
Code assessable and impact assessable development will trigger the IDAS 
process. A code assessable application will require development approval and 
must comply with the local government planning scheme and relevant codes. 
Public notification is not required for a code assessable application.  Impact 
assessable developments also require development approval. Impact assessable 
developments are subject to a more stringent evaluation of the potential 
environmental effects of the proposal (USQ 2009). These development proposals 
must be publicly notified. This provides the general public with an opportunity to 
be informed of such development activity and an opportunity to lodge 
submissions.  
 
Assessable development applications are formally processed through IDAS. 
There are four stages in the IDAS process. These stages are application, 
information and referral, notification and decision. This can be seen in Figure 4.3. 
 33
 
Figure 4.3: The IDAS Process (Source: USQ 2009) 
 
The number of stages that are triggered will depend on the complexity of the 
development proposal. There are two main roles within the IDAS process. These 
are the assessment manager and the referral agency. In most cases the local 
government authority will manage the development application (McGrath 2006). 
This role is known as the assessment manager. The assessment manager has 
several responsibilities after receiving a development application. These 
responsibilities include issuing an acknowledgement notice if required, dealing 
with public submissions, dealing with referral agencies, assessing and deciding 
on the application and notifying the applicant of the outcome (USQ 2009). 
 
The role of the referral agency is to provide input into the assessment of a 
development proposal. This agency is usually a State Government body. The 
main functions of  referral agencies are to provide further advice, advise of any 
additional requirements that need to be imposed and to make a decision on the 
outcome of the development. Referral agencies and their jurisdictions are set out 
in Schedule 2 of the Integrated Planning Regulations 1998 (McGrath 2006). 
Under the IDAS process there are two types of referral agencies. These are 
concurrent agencies and advice agencies. The concurrent agency has 
 34
considerably more powers than the advice agency. The powers of the concurrent 
agency include requesting more information from the applicant regarding a 
proposal, assessing the application and directing the outcome of an application 
(USQ 2009). This agency can also place conditions on an approval or refuse an 
application. Once a direction has been placed on a development proposal by a 
concurrent agency, it cannot be changed by the assessment manager.  
 
The advice agency has very limited powers in the assessment of an application. 
This agency can assess an application and provide advice on conditions of 
approval or refusal of an application. Unlike a concurrent agency, an advice 
agency cannot seek additional information about a proposal. The advice agency 
cannot place mandatory conditions on a development application (McGrath 
2006). As the advice agency can only offer the assessment manager advice about 
an application, the statutory weight of this agency is much less than that of the 
concurrent agency.     
 
4.4.1 Application Stage 
 
The application stage of the IDAS process is initiated when an application is 
lodged for a proposed development. The application will be assessed under the 
relevant local government planning scheme or Schedule 8 of the IPA. After 
lodgement of the application the assessment manager must determine if the 
application has been properly completed using the correct IDAS forms (USQ 
2009). This necessary information includes an accurate description of the land as 
well as an assessment fee.  
 
Development applications that are not properly completed will be refused. Once 
the properly completed application has been lodged with the assessment manager, 
the IDAS time frames will begin (USQ 2009). Under certain conditions the 
applicant will receive an acknowledge notice from the assessment manager. An 
acknowledge notice will be issued when: 
- The application involves referral 
- Where public notification is required  
- Referral coordination is required 
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- The application is under a superseded Planning Scheme (USQ 2009).    
 
An acknowledge notice will not be issued where the application is for a code 
assessable proposal and where there are no referrals needed.  
 
There are numerous items that must be stated on the acknowledgement notice as 
outlined under section 3.2.3 of the Act. These are: 
- The category of  the development application 
- The name of any referral agencies 
- If the proposed development requires code assessment and the 
relevant codes used to process the application  
- The public notification requirements if the development is impact 
assessable  
- Whether the assessment manager requires additional information 
- If referral coordination is needed (Queensland Government 2009). 
 
4.4.2 Information and Referral Stage 
 
For applications that do not require an acknowledge notice, the next stage of the 
IDAS can begin. Under the IPA, applications that do require an acknowledge 
notice must receive this notice from the assessment manager within 10 business 
days (USQ 2009). The next stage is the information and referral stage. The time 
clock for this stage will begin immediately after the acknowledge notice has been 
issued. In the case where a notice is not required, the time clock will start after a 
properly made application has been received by the assessment manager. 
 
The information and referral stage of the IDAS process serves a number of 
functions. Firstly it provides an opportunity for the assessment manager and 
concurrent agencies to seek additional information about their development 
proposal. This stage allows referral agencies to provide advice to the assessment 
manager regarding the development proposal (USQ 2009). At this point the 
concurrent agencies can utilise their powers. They can impose conditions on a 
proposal. The concurrent agency can also refuse an application.  
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After the application has been referred to the relevant agency, both the 
assessment manager and the referral agency can request more information from 
the applicant. This however must be carried out within 10 days of receiving the 
application (USQ 2009). In the event that a request for further information is 
made, both the assessment manager and the referral agency must be consulted as 
to what information will be provided by the applicant. If this request has been 
fulfilled the assessment manager will proceed with the application process. The 
time clock for this stage will stop until the necessary information is made 
available. Unless this information is provided within 12 months from the initial 
request, the whole application will be cancelled (USQ 2009). When information 
is passed onto the referral agency by the developer, a copy of this must also be 
forwarded to the assessment manager.  
 
After the requests of the referral agencies have been met, the application must be 
processed within 30 business days. Under some circumstances this can be 
extended by a further 20 business days. During the assessment period, the 
concurrence agency has a number of options. They can approve the application, 
approve the application with conditions or refuse the application altogether. In 
the event that the assessment manager does not receive advice from the referral 
agency within the allowable time frame the assessment manager can decide on 
the outcome of the application (USQ 2009).    
 
4.4.3 Notification Stage 
 
The third stage in the IDAS process is notification. This stage is only required for 
developments that are impact assessable. Impact assessable developments are 
those which require an evaluation of the potential environmental effects 
concerning a proposed development. The purpose of this stage is outlined under 
section 3.4.1 of the IPA. It states that the notification stage provides members of 
the general public with an opportunity to express their support or concerns about 
development activities (Queensland Government 2009). This can be done by 
lodging a submission to the local government authority.  It is a requirement that 
all submissions be considered before the outcome of a development proposal is 
decided. The public notification stage can begin when the applicant has provided 
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all the information that the assessment manager and referral agencies have 
requested.  
 
The public notification stage has several requirements that the applicant must 
fulfil as stated in section 3.4.4 of the Act. These include: 
- Place a notice in the local newspaper to advise readers of the 
proposed development 
- Install a development application notice on each road frontage of the 
proposed site 
- Advise all adjoining land holders of the development proposal 
(Queensland Government). 
 
This public notification must be carried out for a minimum period of 15 business 
days. Any person wishing to lodge a submission must do so in this period. 
 
4.4.4 Decision Stage 
 
After the first three stages of the IDAS have been completed the decision stage 
can begin. This stage involves assessing all of the information that has been 
presented for the proposal. Following this, a decision on the outcome of the 
proposal can be made. The final decision must be made based on any advice 
from the referral agencies and submissions from the public. A decision must be 
finalised within 20 days from the commencement of the decision stage. But 
under certain circumstances this period can be increased by an additional 20 days 
as stated under section 3.5.7 of the IPA (Queensland Government 2009).    
 
The assessment manager has a number of options on deciding on the outcome of 
a development application. They can refuse the application, grant a preliminary 
approval or issue a development permit. The assessment manager must give 
written notice of the decision in the approved form (Queensland Government 
2009). This is outlined under section 3.5.15 of the Act. In the event of the 
application being refused, details must be provided to the applicant as to why the 
proposal was refused and the direction that the refusal came from.  When a 
preliminary approval has been granted, only the concept of the proposal has been 
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approved. This does not provide authorisation to commence development. A 
preliminary approval may involve adhering to further conditions before 
development can proceed. This type of approval is particularly useful before 
approaching a lending institution to finance a project (USQ 2009). When a 
development application has been successful in being awarded a development 
permit, work can begin. 
 
When an application has been issued subject to conditions, there is an appeal 
mechanism that allows the developer to apply to the assessment manager to 
amend the conditions. Appeal mechanisms are also in place for people who have 
lodged submissions. In the event of an appeal being lodged, approval for a 
development proposal cannot be granted until the appeals process has been 
completed by a tribunal or court (USQ 2009).  
 
 
4.5 Vegetation Management Act 1999 
 
In 1999 the requirements for land development proposals in rural Queensland 
underwent major change. The proclamation of the VMA saw restrictions placed 
on the way land development was conducted. The purpose of this legislation was 
to protect the State’s biodiversity by reducing the clearing and destruction of 
Queensland’s remnant vegetation. It regulates the clearing of remnant vegetation 
on freehold land, indigenous land and other state tenures (Department of 
Environment and Resource Management 2010).  
 
The VMA sets down the rules and regulations that guide what clearing can be 
carried out. The act also addresses land degradation issues such as salinity, soil 
degradation, erosion and declining water quality (Department of Environment 
and Resource Management 2010). The vegetation management framework is 
made up of legislation, state policy, regional vegetation management codes, an 
offsets policy, a regrowth vegetation code, material change of use policy and 
reconfiguring a lot policy. Vegetation management in Queensland was regulated 
through the VMA and the IPA. Since the proclamation of the SPA, the IPA has 
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been repealed. Vegetation management is now regulated through the VMA and 
the SPA. As the SPA has only recently been enacted and for the purposes of this 
project the SPA and the IPA may be used interchangeably when referring to the 
vegetation management framework. This will be unless reference is made to 
specific sections of the respective legislation.    
 
4.5.1 State Policy for Vegetation Management  
 
The purpose of the State Policy for Vegetation Management is to define the 
principles of the policy, the desired outcomes and how these are achieved. This 
policy has been prepared in accordance with section 10 of the VMA (Queensland 
Government 2009). The major aims of this policy are to ensure: 
- Conservation of biodiversity 
- Maintenance of ecological biodiversity 
- Clearing does not cause land degradation  
- Management of the environmental effects of clearing  
- Reduction of greenhouse gases 
- Balanced decision making 
- Support for regional communities (Department of Environment and 
Resource Management 2010). 
  
The State Policy for Vegetation Management has proposed a number of actions 
to achieve the desired outcomes. These are: 
- Phasing out the broad scale clearing of remnant vegetation by 31 
December 2006 
- Regulation of clearing through assessment of development 
applications by using the VMA and the IPA and where applicable the 
SPA for assessment and regulation of clearing of vegetation 
- Consistency with State Policy for Vegetation Management 
(Department of Environment and Resource Management 2010).  
 
The policy states that applications for clearing vegetation must only be for a 
relevant purpose as set out under section 22A of the VMA. A table of relevant 
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purposes is located in Appendix F. These applications must be assessed against 
the applicable regional vegetation management codes and the requirements of the 
IPA (Department of Environment and Resource Management 2010). 
 
4.5.2 Regional Vegetation Management Codes 
 
As previously stated when applying for a permit to clear vegetation that is not 
exempt then it must be for a relevant purpose listed under section 22A of the 
VMA. The relevant purpose that will satisfy this development proposal is for 
establishing a necessary fence, firebreak, road or vehicular track, or for 
constructing necessary built infrastructure (each relevant infrastructure), and the 
clearing for the relevant infrastructure cannot reasonably be avoided or 
minimised (Department of Environment and Resource Management 2010).  
 
The department will then assess the application against regional vegetation 
management codes. These codes set out a number of performance criteria that 
must be met. There are four code areas in Queensland that are used to assess 
applications. The codes are used in the assessment of development applications 
for clearing vegetation under the IPA. The regional vegetation management 
codes are based on 13 bioregional areas that cover Queensland. These bioregions 
are based on landscape patterns. These patterns describe the geology, climate and 
classification of plants and animals.  
 
The Regional Vegetation Management Code area that is applicable to this project 
covers the Brigalow Belt and New England Tablelands Bioregions. The code is 
made up of seven parts. The part that is required for this proposal is Part P. This 
part of the code sets out the requirements for clearing for public safety and 
infrastructure. In order to attain development approval for a proposal, the 
performance requirements must be satisfied. Performance requirements can be 
satisfied by meeting the acceptable solutions that have been set out by the 
department (Department of Environment and Resource Management 2010). 
Applicants also have the option of presenting alternative solutions in order to 
meet the performance requirement.  
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4.5.3 Reconfiguring a Lot       
 
Land development proposals such as reconfiguring a lot require approval from 
the local government authority. These activities are made assessable under local 
government planning schemes. Under section 1.3.5 of the IPA, reconfiguring a 
lot is defined as any of the following: 
- 
- Amalgamating two or more lots 
- Rearranging the boundaries of a lot by registering a plan of 
subdivision 
- Dividing land into parts by agreement (other than a lease for a term, 
including renewal options, not exceeding 10 years, or an agreement 
for the exclusive use of part of the common property for a community 
titles scheme under the Body Corporate and Community Management 
Act 1997) rendering different parts of a lot immediately available for 
separate disposition or separate occupation 
- Creating an easement giving access to a lot from a constructed road 
 
 
The requirements of land development proposals that involve a lot 
reconfiguration are set out in the local government planning schemes. If the 
proposal involves clearing of assessable vegetation it will need to be referred to 
the DERM to assess the proposed clearing associated with the development. 
Reconfiguring a lot applications will also have to be referred to the DERM if any 
of the following are present: 
- The size of the lot before the reconfiguration is two hectares or larger  
- The size of any lot created is 25 hectares or smaller  
- The reconfiguration involves vegetation clearing operational work as 
defined in Schedule 8, Part 1, Table 4, items 1A–1G, of the IPA (see 
Appendix G) 
- The application would enable additional exempt development for 
vegetation clearing operational work under the residential clearing, 
essential management or routine management exemptions in Schedule 
 42
8, Part 1, Table 4, items 1A–1G, of the IPA (Department of 
Environment and Resource Management 2010). 
 
Once the application has been assessed by DERM a ‘referral agency response’ 
will be completed. This response will instruct the local government to either 
refuse the application or impose conditions on the approval. If there are no 
vegetation related issues involved with the application the department will notify 
the local government authority.  
 
When applying to reconfigure a lot and the application is referred to the DERM, 
the applicant must provide the following information:  
- A copy of the acknowledgment notice issued by the local government 
authority   
- A copy of the original Reconfiguring a Lot application    
- Completed application forms Part A, F and J  
- Details of how the application meets the requirements of the 
concurrence   agency policy for Reconfiguring a Lot  
- Information on the location and extent of the development 
(Department of Environment and Resource Management 2010). 
 
 
4.6 Sustainable Planning Act 2009 
 
The SPA came into effect in Queensland on 18 December 2009. This new piece 
of legislation replaced the IPA. In 2006 the government identified there was a 
need for new legislation to replace the IPA. This evolved as a result of public and 
stakeholder consultation. Under section 1.3 it states the legislation seeks to 
achieve ecologically sustainable outcomes through: 
- Managing the process by which development takes place 
- Managing the effects of development on the environment 
- Continuing the coordination and integration of local, regional and 
state planning (Queensland Government 2009). 
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The new legislation has significantly improved the land use planning and 
development framework (Department of Infrastructure and Planning 2010). This 
has resulted in a more streamlined development assessment system. It is 
anticipated that this will lead to:   
- Less development applications entering the system 
- A greater number of applications being processed through a 
simplified system 
- Streamlining the procedure for altering applications  
- Lodgement of better quality applications (Department of 
Infrastructure and Planning 2010).  
  
It is claimed that applicants can expect to save time and money as a result of 
streamlining and simplifying the development assessment process. Some of these 
improvements have been made in the areas of: 
- Reducing timelines for certain actions 
- Greater flexibility for lapsed applications 
- The option of electronic submission for applications 
- Deemed approval for certain code assessable applications 
(Department of Infrastructure and Planning 2010).  
 
The Act provides greater access for dispute resolution. This includes allocating 
more power to the Planning and Environment Court for appeals that are lodged 
for the sole purpose of delaying or obstructing development. Additional 
measures have been included to enforce and resolve disputes. Other notable 
improvements include a fairer process for people who have been subject to losses 
and a more accountable process when the government resumes land for planning 
purposes (Department of Infrastructure and Planning 2010). As with the IDAS 
under the IPA legislation the key concept of development has been retained in 
the SPA.  
 
The IDAS system has seen some reforms to improve efficiency and effectiveness. 
The IDAS links integrated policies from numerous planning instruments through 
a flexible performance-based assessment system (Department of Infrastructure 
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and Planning 2010). The framework has a number of important features which 
are: 
- It is comprehensive as it covers most development applications 
- It is used to assess applications from minor works to large scale and 
complex proposals 
- Uses a modular approach with not all stages applicable to all 
applications 
- It is performance based which allows an applicant to propose 
alternative solutions 
- Balances the need for timely and effective approvals while 
considering the rights of the community 
- Seeks to ensure the process is timely, transparent and fair 
(Department of Infrastructure and Planning 2010). 
The new Act has retained the same stakeholders as the previous Act. These are 
the applicant, assessment manager and the referral agency. The SPA has seen a 
new stage incorporated into the four existing stages of the IDAS process. The 
new stage is known as the compliance stage. The purpose of the compliance 
stage is set out under section 393 of the SPA. An expected outcome of this new 
stage is that certain applications will be processed through IDAS much faster. 
For developments that require compliance assessment, the compliance stage will 
be the only IDAS stage that will apply (Department of Infrastructure and 
Planning 2010).  
Compliance assessment was introduced to minimise red tape and to assist in 
assessing low-risk developments by using a simpler more efficient process 
(Department of Infrastructure and Planning 2010). Under the IPA if a 
development proposal such as a lot reconfiguration or subdividing one lot into 
two was lodged, then this development was considered assessable development 
which required a development permit. Under the SPA these new proposals will 
now only require compliance assessment. The compliance assessment is carried 
out by the local authority.  
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The development proposal will be assessed against a standard code contained in 
the temporary SPP 2/0. If the application complies with the code then a 
compliance permit is issued. This authorises the development works to proceed. 
However, there are exceptions to this rule. Under Schedule 18 of the Sustainable 
Planning Regulation 2009 (SPR) compliance assessment will not apply if the 
development requires referral under the IDAS process (Department of 
Infrastructure and Planning 2010). When a request is lodged for compliance 
assessment, it must be processed within 20 business days. Failure by the local 
authority to meet this timeline will result in the application deemed to have 
approval without conditions (Department of Infrastructure and Planning 2010). 
In the event of an application for compliance assessment not achieving 
compliance an action notice will be issued. The notice will outline why 
compliance failed, the requirements to achieve compliance and the time period 
another compliance request can be made.  
 
Deemed approvals have been included in the new Act to approve certain code 
assessable applications if the decision timelines have not been met. This change 
was implemented to ensure decision making under the IDAS occurred on time. 
This will allow legislative timeline requirements to be met. Under the previous 
legislation assessment managers have exceeded the allowable timeframes for 
making decisions resulting in delays to processing of applications. The new Act 
allows the applicant to give the assessment manager a deemed approval notice if 
the assessment manager has not decided on the application within the required 
period (Department of Infrastructure and Planning 2010). A deemed approval 
notice cannot be issued when the application is for impact assessment.        
 
There have been several other improvements to the IDAS under the new SPA. 
The Act has allowed for changes to lodged applications to follow more 
simplified and flexible procedures. This allows changes to be made without 
having to repeat the IDAS process (Department of Infrastructure and Planning 
2010). A new provision has been made for identifying missed referrals. This will 
reduce delays to the IDAS while still allowing referral agencies to process the 
application. Missed referral agencies are outlined under sections 357-359 of the 
SPA. The Act has provided greater powers to the minister. The minister can 
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direct an assessment manager and the referral agency to fast track certain 
applications particularly where the application can demonstrate sustainable 
outcomes (Department of Infrastructure and Planning 2010). 
  
A new category of development has been introduced into the SPA known as 
prohibited development. This new category brings together a number of 
prohibitions contained in other legislation. This then allows for state declared 
prohibitions through State Planning Regulatory Provisions and the Queensland 
Planning Provisions. Under section 239 of the Act it states that if: 
- An application or request for compliance assessment cannot be made 
for development if the development is prohibited development. 
- If an application or request for compliance assessment is made and 
any part of the development applied for is prohibited development, 
the application or request is taken not to have been made and the 
IDAS does not apply to it (Queensland Government 2009). 
Under section 581 of the SPA it is an offence to carry out development that is 
prohibited development (Queensland Government 2009). 
 
Under the previous legislation assessable development was declared in Schedule 
8 of the IPA or by the local government through their planning scheme. This has 
now changed with Schedule 8 having been moved to the SPR. Section 232 of the 
SPA establishes the power to make the regulation, and provides that the 
regulation may prescribe that development is self assessable development, 
development requiring compliance assessment or assessable development 
(Department of Infrastructure and Planning 2010). 
  
Chapter 7 of the SPA sets the appeals, offences and enforcement. The changes 
that have been made will allow more access to dispute resolution. Previous 
inefficiencies when dealing with disputes and offences have been changed. An 
example of this is authorities can now issue an enforcement notice without 
having to issue a show cause notice first (Department of Infrastructure and 
Planning 2010). The Act has provided three levels of dispute resolution. This will 
give more community access when attempting to voice their concerns.  
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4.7 Land Development Process before the Proclamation of the 
Vegetation Management Act 1999 
                                                                               
4.7.1 Application Submission  
 
The submission of an application to council for a land development proposal 
before the VMA was a relatively straight forward process. Development 
applications lodged at this time were assessed under the SSCPS. This planning 
scheme had been written in accordance with the LGPEA. Under this Act the 
definition of subdivision included rearranging the boundaries of a lot without 
creating a new lot. This development proposal is not attempting to create a new 
lot but merely rearrange the boundaries of an existing parcel of land. The 
application process involved submitting a development proposal to the SSC. The 
planning scheme states that the application shall be made in accordance with the 
provisions of the LGPEA and will state the following: 
- The name and address of the applicant 
- The real property description of the land  
- The area of the land and road frontages  
- The zone of the land  
- The use being made at the time the application is lodged. 
- The use proposed to be made of the land following reconfiguration 
- Particulars of any proposed easement over the land and its purpose 
(Stanthorpe Shire Council 1996). 
 
The application will be accompanied with a proposal plan locating the 
boundaries, location of existing roads and easements in or abutting the subject 
land, the contours of the land to be reconfigured and all known inundation levels 
correlated to the Stanthorpe Shire Datum. The plan must state the measurements 
and the approximate area of the proposed parcel marked with distinctive numbers. 
A completed application together with a proposed plan under this system has 
been included in Appendices H and H1 respectively. 
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4.7.2 Application Assessment  
 
This application would be assessed against the planning scheme put in place by 
the local authority and in accordance with the LGPEA. It would be assessed 
under Part 6 General Requirements for Subdivision of Land. Part 6, section 1.2 
of the planning scheme allows for Variations from Provisions (Stanthorpe Shire 
Council 1996). This section provides for the subdivision of land by the 
rearrangement of boundaries, where such a subdivision allows for an 
improvement to the existing pattern of subdivision. The council shall consider 
the merits of the proposal, representations by any Government Department, the 
contents of any report attached to the application and a number of criteria before 
determining any application. 
 
The application proposal needs to meet the following criteria: 
- The proposal shall be in accordance with the provisions of the 
Strategic Plan, any Development Control Plans and the Local 
Government Planning Act 
- The lot should be suitable for the likely proposed development in 
terms of size, shape, utility and amenity 
- The proposed development should not be subject to existing possible 
inundation, land slip or other forms of erosion 
- The proposed development should not impact adversely on the 
environment. Council may require an Environment Impact 
Assessment to be carried out 
- The disposal of drainage should be designed so there is no detrimental 
effect on neighbouring lands   
- The proposal should not create a traffic problem 
- The roads providing access should be of sufficient standard 
(Stanthorpe Shire Council 1996). 
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4.7.3 Information and Referral 
 
Before the introduction of the IPA development was considered to be only the 
town planning aspect of a use. This resulted in other aspects of the use to be 
administered under different systems. For development proposals during this 
period it was necessary to gain approval for numerous sources. It was the 
applicant’s responsibility to determine if approvals were required from other 
authorities. Under this system there was no formal information and referral stage 
as there was no integration between the various authorities that could decide on a 
development proposal (USQ 2009). If required the applicant would have to lodge 
an application with the relevant authorities.    
 
4.7.4 Application Decision 
 
A number of different sources could approve or reject a development proposal. 
Although the local council could approve the development, it really only meant 
that part of the proposal was approved as approvals were required from all 
departments for the development to proceed. To further complicate the process 
there was no final administrative action that would clarify that all necessary 
approvals had been given (USQ 2009). The fact that there was little integration 
between the various systems caused many problems.  
 
The location of this lot reconfiguration has eliminated the requirements for 
additional approvals except for one remaining issue. The northern boundary of 
Lot 1 is an easement. At the present time there is no legal right to utilise this 
easement. The original intention for the development was to use this easement as 
access for the new lot. In order for this to proceed permission will be required 
from both the servient tenement and the dominant tenement of the easement. 
Both parties have been approached and informed of the proposed plan. They both 
gave an in principle agreement to the proposal. For this to proceed, the necessary 
legal and administrative requirements will have to meet before the proposal can 
be approved.   
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After council has approved the proposal the applicant is required to submit to 
council an accurate plan of survey for the subdivision of the land in accordance 
with the requirements of the Act. Up until 1997 land development in Queensland 
was carried out under the Real Property Act (USQ 2009). Under this Act it was a 
requirement that subdivisions of land were carried out by a licensed surveyor. A 
plan of subdivision was then lodged with the Registrar of Titles.   
 
 
4.8 Land Development Process after the Proclamation of the 
Vegetation Management Act 1999 
 
The VMA on its own does not regulate vegetation management in Queensland. 
The IPA is the principle source of legislation and contains the trigger and 
assessment process (McGrath 2006).  Together the VMA and the IPA system 
regulate about 95% of land in Queensland. The VMA contains the policies that 
the DERM uses to assess applications for clearing vegetation.  
 
4.8.1 Application Submission  
 
The application to undertake a lot reconfiguration of Lot 1 on RP91867 will 
initially involve submitting a series of the approved IDAS application forms to 
the relevant local government authority. As a result of forced council mergers in 
2007 and for the purposes of this project, submission will be to the Southern 
Downs Regional Council (SDRC). As the new regional council has yet to 
implement a new planning scheme this development proposal will still be 
assessed under the SSCPS. The approved forms that must be submitted are forms 
Part A, Part F and Part J. Part A comprises the common details about the 
proposal. Part F is required to provide details about reconfiguring a lot. Part J is 
required because the proposal will involve clearing native vegetation under the 
VMA. The application must be properly completed for the submission to be 
accepted. An assessment management fee of $725- must be paid with the 
lodgement of the application. A completed application and plan are located in 
Appendices I and I1 respectively. 
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4.8.2 Application Assessment 
 
Authorities from council have deemed the development proposal has a number of 
other constraints that have the potential to threaten the viability of the project. 
These are bushfire risk, the proximity to existing agricultural land and the 
proposed road frontage to the site. It is anticipated that the lot will have frontage 
and access from Ferris Lane. At the present time this road is an easement. To 
proceed with the development council has stated that consent will be required 
from the owners of this easement. Under the Fire and Rescue Service Act 1990 it 
states that to reduce the bushfire risk a fire break of 20 metres or 1.5 times the 
height of the surrounding vegetation must be incorporated into the size of the 
building envelope. In order to minimise conflict with existing agricultural 
activities a buffer zone of 40 metres is required. If this distance cannot be 
achieved, tree buffers will have to be established. The council will impose 
covenants for the maintenance of the buffers. 
 
As this application involves a lot reconfiguration it is declared as assessable 
development under Schedule 8 of the IPA. This assessable development is 
categorised as a code assessable development. This means that development 
approval is required and the development must abide by the relevant codes in the 
SSCPS.    
 
Following the successful lodgement of a properly completed application the 
IDAS time frames will commence. The assessment manager has 10 business 
days to forward the applicant an acknowledge notice. The acknowledgement 
notice will state the following: 
- Categories of development for which approval is required 
- The referral agency will be the DERM 
- The applicable codes used to assess the application (USQ 2009).  
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4.8.3 Information and Referral 
 
The next stage of the IDAS process concerning this development proposal will 
be the information and referral stage. For this stage to proceed, the applicant will 
have to forward the proposal to the DERM. This application will have to be 
accompanied with the correct fee of $630-.  The SSC has to be advised when the 
application has been submitted to the DERM. This stage serves a number of 
functions. It allows the council and the DERM to request any additional 
information about the proposal, allows the council the opportunity to receive 
advice from the DERM about the proposal and gives the DERM the opportunity 
to impose conditions of approval or refuse the application altogether. If the 
council or the DERM require additional information if must be carried out within 
10 days from receiving the application (USQ 2009). If additional information is 
requested the assessment clock stops until the information is provided. The 
request for further information will remain open for 12 months. After all 
necessary information requests have been meet the DERM has 30 business days 
to process the application. If this timeline cannot be met, an extension of 20 
business days is permitted.   
 
The application for this development proposal requires referral to the DERM 
because this type of development has been declared as assessable under Schedule 
8, Table 4 of the IPA. Table 4 outlines operational work that is the clearing of 
native vegetation on freehold land and indigenous land (Queensland Government 
2009). Table 4 can be seen in Appendix G. Because this development proposal is 
located in an area of assessable vegetation as shown on a regional ecosystem 
map or remnant vegetation map and the proposal will potentially involve clearing 
of this vegetation, then this will trigger the VMA. The referral process will 
involve the DERM assessing the application under the Regional Vegetation 
Management Code for the Brigalow Belt and New England Tablelands 
Bioregions. This code is contained within Appendix J.  
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4.8.4 Application Decision 
 
After the council has made a decision on the application and the application has 
been unsuccessful or there are certain conditions that have been imposed there 
are avenues for appeal. The appeal must be lodged within 20 business days 
following the decision. A request can be made to council to review the conditions 
of approval or alternatively an appeal can be lodged in the Planning and 
Environment Court. If the application has been successful and council has given 
approval for the proposal the development can then proceed. The actual lot 
reconfiguration will be carried out under the Land Title Act 1994. It is a 
requirement that the work be carried out by a licensed surveyor. 
 
Other costs imposed by council associated with the proposal include signing of 
the survey plan. The fee for this is $200-. This can be carried out when all works 
associated with the realignment of boundaries have been completed and all 
conditions have been met. When this has been completed the plan of subdivision 
can be lodged with the Registrar of Land Titles for examination and registration. 
Assuming there is no requisition a Certificate of Title can be issued for the new 
lots.  
 
 
4.9 Land Development Process after the Proclamation of the 
Sustainable Planning Act 1999 
 
The SPA is now the principle source of legislation for land development in 
Queensland. This Act contains the triggers for the VMA and assessment process 
for development applications. There are subtle changes to the definition of 
reconfiguring a lot from the IPA to the SPA. The changes to the definition will 
not affect to the development process for the purposes of this project. The 
definition of reconfiguring a lot under the new legislation can be found in section 
10 of the Act.  
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Although this section will analyse the land development process under the new 
legislation, the application will still be assessed by the local government under 
the planning scheme that was written under the previous legislation. At the time 
of writing the new planning scheme written to conform to the SPA for the 
Warwick and Stanthorpe region had only recently been submitted to the 
ministerial office (Davis, J 2010, per. comm., 15 August). It is anticipated that 
the new planning scheme for the SDRC will be in place sometime around April 
2011.    
 
4.9.1 Application Submission  
 
As with the previous legislation, the application to undertake a lot 
reconfiguration of Lot 1 on RP91867 will initially involve submitting a series of 
the approved IDAS application forms to the SDRC. The approved forms that 
must be submitted are the IDAS forms 1, 7 and 11. These forms can be 
completed and submitted online. IDAS Form 1 comprises the application details 
about the proposal. IDAS Form 7 is required to provide details about 
reconfiguring a lot. As this proposal will involve clearing native vegetation under 
the VMA, the IDAS form 11 will have to be completed and lodged with the 
application. The completed forms and plan can be found in Appendices K and I1 
respectively. The application must be properly completed for the submission to 
be accepted. An assessment management fee of $750- must accompany the 
application. 
 
4.9.2 Application Assessment 
 
After consulting with authorities from council there were concerns raised about 
the viability of the project. These are bushfire risk, the proximity to existing 
agricultural land and the proposed road frontage to the site. It is anticipated that 
the lot will have frontage and access from Ferris Lane. At the present time this 
road is an easement. To proceed with the development, council has stated that 
this will require consent from the owners of Lot 2 on RP61195.   
 
 55
The Fire and Rescue Service Act 1990 states the requirements to reduce the 
bushfire risk in rural areas. The Act stipulates that a fire break of 20 metres or 1.5 
times the height of the surrounding vegetation must surround the building 
envelope.  A buffer zone of 40 metres will have to be established to avoid 
conflict with neighbouring agricultural operations. The council will impose 
covenants for the maintenance of the buffers. 
 
This lot reconfiguration is declared as assessable development. This assessable 
development is categorised as a code assessable development. As a result the 
application will be assessed against codes in the SSCPS. The IDAS time frames 
will commence after a properly completed application has been lodged. An 
acknowledge notice will be received within 10 business days from the 
assessment manager. This notice will contain the following: 
- Categories of development for which approval is required 
- The referral agency will be the DERM 
- The applicable codes used to assess the application (USQ 2009).  
 
4.9.3 Information and Referral 
 
The next stage of the IDAS process can begin when the applicant forwards the 
proposal to the DERM accompanied with the correct fee of $662.40. The fee is 
required for vegetation clearing applications and a referral agency application. 
The SSC is to be advised when the application has been submitted to the DERM. 
The information and referral stage allows the assessment manager and the 
DERM to request any additional information about the proposal. It also provides 
an opportunity for the council to receive advice from the DERM and allows the 
DERM to impose conditions or refuse the application altogether.  
 
If the council or the DERM require additional information if must be carried out 
within 10 days. The assessment clock will stop until the information is provided. 
This will remain open for 12 months. When all information requests have been 
met the DERM has 30 business days to process the application. An extension of 
20 business days is permitted under certain circumstances. 
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The application will be referred to the DERM because this type of development 
has been declared as assessable under Schedule 3 of the SPR. Table 4 of the 
Schedule outlines operational work that is the clearing of native vegetation on 
freehold land and indigenous land (Queensland Government 2009). The VMA 
will be triggered because this development proposal is located in an area of 
assessable vegetation and will potentially involve clearing of this vegetation. Just 
prior to the proclamation of the SPA version two of the Regional Vegetation 
Management Code for the Brigalow Belt and New England Tablelands 
Bioregions was released. The application will be assessed against Part P of this 
code. This code can be seen in Appendix L.  
 
4.9.5 Application Decision 
 
In the event of the application being unsuccessful or if there are certain 
conditions placed on the outcome an appeal can be lodged. This appeal must be 
lodged within 20 business days. A request can be made to council to review the 
conditions of approval or an appeal can be lodged in the Planning and 
Environment Court. Following a successful outcome the proposal can proceed. 
The definition of the spatial extents of the lot will be completed under the Land 
Title Act 1994. This must be carried out by a licensed surveyor. 
 
Other costs imposed by council include signing of the survey plan for a fee of 
$200-. This will be completed when all conditions have been met. The plan of 
subdivision is then lodged with the Registrar of Land Titles for examination and 
registration. A Certificate of Title will then be issued for the new lots.  
 
 
4.10 Remnant Vegetation and Regional Ecosystem Mapping 
 
Under the VMA there have been provisions made to guide the mapping of 
remnant vegetation. The purpose of this is to identify areas of high conservation 
value and areas vulnerable to land degradation (McGrath 2006). The Queensland 
Herbarium has been the main organisation responsible for mapping and 
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vegetation surveys in this state. These maps are used to determine the vegetation 
that is regulated under the VMA. The two main products that have been 
produced by this organisation are maps of current remnant vegetation and maps 
of pre-clearing vegetation.  
Maps of remnant vegetation show the extent of remnant vegetation at the time 
the imagery was taken. This imagery for remnant vegetation was first produced 
in 1995 and is updated approximately every two years (Department of 
Environment and Resource Management 2010). The imagery is a combination of 
Landsat satellite imagery and recent aerial photography. The imagery is validated 
by fieldwork. This involves the collection of specimens and data for the 
classification of the regional ecosystems and vegetation types. Pre-clearing 
vegetation maps have been produced from aerial photography carried out in the 
1960’s. Other resources such as geology, soils, land resource mapping and 
surveyors records were used to produce these maps. 
  
4.10.1 Vegetation Mapping Framework 
 
The vegetation mapping framework is made up of regional ecosystem maps, 
remnant maps, regrowth vegetation maps and PMAVs. Remnant vegetation is 
classified as the vegetation that remains in a bioregion that has not been 
previously cleared or has regrown to a certain height and density. The 
Queensland Herbarium has determined if vegetation is to be classified as 
remnant based on three criteria. These criteria were adopted for vegetation that 
has been mapped as remnant vegetation on any of the three levels of 
conservation status. The criteria that were used to ascertain if vegetation is 
remnant are: 
- 50% of the predominant canopy cover that would exist if the 
vegetation community were undisturbed 
- 70% of the height of the predominant canopy that would exist if the 
vegetation community were undisturbed 
- Composed of the same floristic species that would exist if the 
vegetation community were undisturbed (Department of Environment 
and Resource Management 2010). 
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The regional ecosystem mapping classification is made up of three main 
components. These are the bioregion, land zone and vegetation. Each of these 
components has a code as a unique identifier. As a result each regional 
ecosystem is made up of a three part code. The first part of the code describes the 
bioregion where the regional ecosystem can be found. Under the VMA there 
have been 13 bioregions that have been identified in Queensland (Department of 
Environment and Resource Management 2010). A map displaying the bioregions 
in Queensland can be seen in Figure 4.4. The parcel of land that is the focus of 
this dissertation is found in the New England Tableland bioregion. The numerical 
identifier for this bioregion is 13.  
 
 
 
Figure 4.4: Bioregion Map of Queensland (Source: Department of 
Environment and Resource Management 2010) 
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Within these bioregions are regional ecosystems. These are communities of 
vegetation that are comprised of similar attributes. The attributes that make up 
regional ecosystems are a combination of geology, land form and soil within a 
bioregion. This combination of attributes provides a classification system for 
biodiversity (Department of Environment and Resource Management 2010).  
This classification system serves three main functions. It is used for vegetation 
management under the VMA, is used to identify environmentally sensitive areas 
under the Environmental Protection Act 1994 and is used to ensure the 
conservation of biodiversity under the Environment Protection and Biodiversity 
Conservation Act 1999. A large portion of Queensland has been mapped and 
classified into regional ecosystems. As of 15 February 2010 there were 1351 
regional ecosystems spread across the 13 bioregions of Queensland (Department 
of Environment and Resource Management 2010).  
  
The purpose of the second component of the regional ecosystem code is to 
identify the land zone that the regional ecosystem is found on. The land zone 
describes the geology and landform on which the regional ecosystem lies. There 
are 12 different land zones that have been identified across Queensland. The 
subject parcel of land lies in land zone 12. The description of this zone is hills 
and lowlands on granitic and other pre-Cainozoic igneous rocks. This zone 
comprises of Mesozoic to Proterozoic igneous rocks that form ranges, hills and 
lowlands (Department of Environment and Resource Management 2010). Zone 
12 is predominantly granitic rocks with granodiorites, andesites and rhyolites that 
formed as a result of ancient volcanic activity. Soils in this zone usually have low 
fertility. On the steeper slopes the soils comprise of Tenosols and Rudosols 
(Department of Environment and Resource Management 2010).. On the lower 
slopes and undulating areas the soils comprise of Chromosols and Sodosols.  
 
The third number in the regional ecosystem framework is used to describe 
vegetation. The vegetation in non-rainforest areas is classified on a modified 
system known as the Specht (1970) system. In this system the vegetation is 
described by the predominant strata, which is the one that contributes the most 
above-ground biomass. If the tallest layer does not form the most above-ground 
biomass it is considered to be the emergent layer (Department of Environment 
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and Resource Management 2010). The regional ecosystem map that depicts the 
parcel of land being used for this project has more than one vegetation 
classification and as such contains more than one regional ecosystem. The 
vegetation classification for this lot is two and six. This region ecosystem code 
for the areas of vegetation where the intended lot reconfiguration is to take place 
is 13.2.2 and 13.12.6. The status of these two region ecosystems and other 
essential information is located in Appendix M.  
. 
4.10.2 Conservation Status of Regional Ecosystems 
 
Following mapping of the regional ecosystems, a conservation status was 
assigned to each area. This was determined by how much of this particular 
ecosystem remained in a bioregion. There are three levels of conservation status. 
They are endangered, of concern and least concern. A regional ecosystem is 
considered to be endangered if: 
- The area of remnant vegetation for the regional ecosystem is less than 
10% of the pre-clearing extent of the regional ecosystem; or 
- The area of remnant vegetation for the regional ecosystem is 10% to 
30% of the pre-clearing extent of the regional ecosystem and less than 
10 000 hectares (Department of Environment and Resource 
Management 2010).  
 
A regional ecosystem is considered to be of concern if: 
- The area of remnant vegetation for the regional ecosystem is 10% to 
30% of the pre-clearing extent of the regional ecosystem; or 
- The area of remnant vegetation for the regional ecosystem is more 
than 30% of the pre-clearing extent of the regional ecosystem and less 
than 10 000 hectares (Department of Environment and Resource 
Management 2010). 
 
A regional ecosystem is considered to be of least concern if: 
- The area of remnant vegetation for the regional ecosystem is more 
than 30% of the pre-clearing extent of the regional ecosystem and 
 61
more than 10 000 hectares (Department of Environment and Resource 
Management 2010). 
 
Regional ecosystems were classified by utilising a broad range of information 
from land systems, vegetation and geology mapping and other reports. As a 
result of new information that regularly becomes available, the descriptions and 
status of regional ecosystems can be constantly reviewed and updated. These 
updated assessments of regional ecosystems are available from the Regional 
Ecosystem Description Database (REDD). This database describes the 
biodiversity status of each regional ecosystem (Department of Environment and 
Resource Management 2010). The status describes the condition of the remnant 
vegetation within a regional ecosystem. This is used to determine the class of a 
regional ecosystem under the VMA. The biodiversity status of a regional 
ecosystem serves a number of functions. These functions include planning and 
management applications and to identify environmentally sensitive areas.  
 
4.10.3 Essential Habitat 
 
Regional ecosystem maps may contain additional information known as essential 
habitat. These areas of essential habitat are defined as vegetation that has been 
mapped by the department that contains known to occur endangered, vulnerable, 
rare, or near threatened species (Department of Environment and Resource 
Management 2010). These species will be listed under the Queensland Nature 
Conservation Act 1992. An essential habitat map for the Ballandean region is 
located in Appendix N. These essential habitat maps are used by the department 
when assessing applications to clear. The purpose of this is to preserve 
biodiversity. Areas that have been mapped as essential habitat are marked as blue 
hatched areas on the regional ecosystem map. This is displayed in Figure 4.5. 
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Figure 4.5: Areas of Essential Habitat and Recorded Sightings (Source: 
Department of Environment and Resource Management 2010) 
 
 
The assessment of essential habitat is guided by the performance requirements of 
the regional vegetation management codes. The habitat requirements of a species 
are determined by essential habitat factors that have been specified within the 
codes. These are: 
- Vegetation – the species or types of vegetation that the species is 
associated with 
- Regional ecosystem – the regional ecosystem with which the species 
is most commonly associated 
- Land zone – the underlying geology associated with a regional 
ecosystem 
- Altitude – the range of altitudes at which the species is found 
- Soils – the type of soil on which a species is most commonly found 
- Position in landscape – a precise description of the landscape features 
the species is commonly associated with (e.g. creek, levees, lower 
slopes, hillsides and ridges) (Department of Environment and 
Resource Management 2010). 
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If areas have been mapped as essential habitat it may still be possible to clear 
vegetation. This can take place if a landholder can meet the acceptable solution 
as set out in the essential habitat performance requirements (Department of 
Environment and Resource Management 2010). Landholders have the option of 
putting forward other solutions provided it fulfils the performance requirement of 
the code. If alternative solutions are proposed, the following must apply: 
- Less than three of the essential habitat factors apply to the application 
area  
- The species at any stage of its life cycle does not occur within the 
application area (Department of Environment and Resource 
Management 2010). 
 
4.10.4 Interpreting Regional Ecosystem Maps 
 
The colours that are used on the maps distinguish the conservation status of the 
regional ecosystem. Endangered areas of vegetation are indicated by either dark 
or light shades of pink. Light and dark orange depicts the areas that are 
considered to be of concern vegetation. Green represents remnant vegetation that 
is not of concern. Areas that are shaded white indicate that no remnant vegetation 
has been recorded. Non-remnant vegetation includes young regrowth and areas 
that have been heavily thinned or logged. Urban areas and cropping land are 
mapped as non-remnant vegetation as are all areas that do not meet the structural 
and floristic requirements for remnant vegetation (Department of Environment 
and Resource Management 2010). Areas shown on regional ecosystem maps are 
known as polygons. These polygons are identified by the regional ecosystem 
framework code that was described earlier.   
 
As the regional ecosystem mapping has been conducted at a scale of 1:100 000, 
many ecosystems are in an area that is too small to be mapped. As a result many 
of the regional ecosystem maps have areas with two or three regional ecosystem 
numbers. These areas are called heterogeneous or ‘mixed polygons’. The 
regional ecosystems are listed so that their order reflects their proportions within 
the polygon. This is evident in the area of the proposed lot reconfiguration.  
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The land where the intended lot reconfiguration is to take place lies in an area 
that contains regional ecosystems 13.12.2/13.12.6 in a ratio of 90/10. This 
polygon contains 90% of 13.12.2 and 10% of 13.12.6. In a situation such as this 
where a polygon contains a mixture of endangered, of concern or not of concern 
vegetation, the map will show different colours depending on whether the 
endangered or of concern vegetation is dominant or subdominant (Department of 
Environment and Resource Management 2010). Endangered and of concern will 
always take priority on the map. In this particular example, the area contains 
90% not of concern and 10% of concern.  This is shown as light orange on the 
map. This is easily discernible in Figure 4.6. 
 
 
  
Figure 4.6: Regional Ecosystem Map (Source: Department of Environment and 
Resource Management 2010) 
 
 
4.10.5 Property Maps of Assessable Vegetation 
 
PMAVs are part of the Queensland vegetation management framework. These 
are property-scale maps that show the location, boundary and status of vegetation. 
PMAVs replace regional ecosystem maps for determining the location of 
vegetation assessable under the VMA. The purpose of producing PMAVs is to 
provide more certainty to landholders by adopting a clearer and more transparent 
mapping process (Department of Environment and Resource Management 2010). 
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Landholders have avenues for appeal if they disagree with the mapping. 
Landholders who have a PMAV in place have the security knowing they can rely 
on this to manage vegetation on their properties. 
PMAVs show the areas and categories of vegetation on a property basis 
according to the status of the vegetation and the regulations that apply to it. A 
PMAV can display the following categories of vegetation: 
- Category X—not containing any assessable vegetation 
- Category A—vegetation subject to compliance notices, offsets and 
voluntary declarations 
- Category B—remnant vegetation or vegetation subject to a permit 
that maintains vegetation  
- Category C—high-value regrowth vegetation (Department of 
Environment and Resource Management 2010). 
 
Recent changes to the VMA have altered the names and definitions of vegetation 
categories. The purpose of this was to make it simpler and more logical. PMAVs 
made under the previous system used categories 1, 2, 3, 4, and X. This continues 
to be recognised under the VMA. A permit is required if intending to clear 
remnant vegetation in areas mapped as categories A or B. Areas mapped as 
category C areas can only be cleared in accordance with the DERM regrowth 
vegetation code (Department of Environment and Resource Management 2010). 
No permit is needed in categories A, B or C if the clearing is for an exempt 
activity. Areas that are mapped as category X can continue to be managed as 
normal and do not require a permit to clear vegetation. Table 4.1 shows the 
changes made to PMAV categories. 
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Table 4.1: PMAV Categories (Source: Department of Environment and 
Resource Management 2010) 
 
 
 
Following the preparation of a PMAV, it is registered on the land title. If the land 
changes ownership, the PMAV is transferred with the land title. There are two 
types of PMAVs. These are PMAVs made by the DERM and PMAVs requested 
by landholders. The DERM will prepare a PMAV if the following situations 
occur: 
- An area has been unlawfully cleared 
- An area is subject to a compliance or enforcement notice containing 
conditions about the restoration of vegetation 
- An exchange area is identified as part of a regrowth notification  
- An area becomes an offset area 
- There is a mistake in the regrowth vegetation map (Department of 
Environment and Resource Management 2010). 
 
Landholders can request two types of PMAVs. These are: 
- Lock it in PMAVs depicted as 'white' areas on the current RE and 
regrowth vegetation maps as category X areas 
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- Detailed PMAVs that may show all category areas at a property scale. 
These can refine the boundaries of vegetation or remove areas of 
vegetation that doesn’t meet the criteria for what it is currently 
mapped (Department of Environment and Resource Management 
2010). 
 
'Lock it in' PMAVs allow landholders to apply to lock in areas as category X on 
a PMAV. This allows vegetation to be cleared in these areas without a permit. 
The areas that can be locked in are areas that are white on a regional ecosystem 
map, remnant map or a regrowth map. Applications for lock it in PMAVs are 
based on the regional ecosystem and regrowth mapping current at the time of 
lodgement (Department of Environment and Resource Management 2010).The 
requirements for a lock it in PMAV are the current regional ecosystem map for 
the property, an application form and five or more GPS points defined by MGA 
coordinates. 
 
Maps produced at a scale of 1:100 000 do not always accurately define 
vegetation at a level that is useful for landholders. The purpose of a detailed 
PMAV is to delineate enough detail at a property level scale which is more 
relevant and useful. A detailed PMAV can also be used to amend the regional 
ecosystem, remnant or regrowth maps if a correction in the maps is required 
(Department of Environment and Resource Management 2010).The application 
process for a detailed PMAV is much more onerous than a ‘lock it in’ PMAV. 
Landholders are required to submit detailed information for the department to 
produce the PMAV. The necessary information includes specific information the 
location, structure and range of species of vegetation. This information must be 
supported with spatially accurate boundaries of the vegetation categories. 
Detailed PMAVs can show category X, vegetation categories A, B and C as well 
as regional ecosystem boundaries (Department of Environment and Resource 
Management 2010). 
 
In order to acquire a PMAV a landholder must first apply to the DERM. The 
department will then assess the application and prepare the PMAV. When the 
landholder is satisfied with the map it can be certified. If a landholder is not 
 68
satisfied with the PMAV there is the option of consulting with the DERM to 
resolve the issue. The department does acknowledge that mis-interpretation of 
satellite imagery does occur. Examples include non-native vegetation cover like 
orchards being classified as native vegetation. The DERM advises that the maps 
should not be read in isolation and should be interpreted in conjunction with the 
legislation (Department of Environment and Resource Management 2010).The 
laws do not apply if the vegetation isn’t native or there isn’t a regional ecosystem. 
The application fee for a PMAV is currently $331.20.  
  
4.10.6 Surveying and Mapping of Regional Ecosystems 
 
The regional ecosystems classification framework was developed in Queensland 
in the early 1990’s.This framework was developed to aid in the planning for the 
protection of biodiversity in Queensland. Information and classification of 
regional ecosystems was complied from a broad range of sources. These include 
land system, vegetation and geology mapping and reports (Department of 
Environment and Resource Management 2010). The framework is regularly 
updated as new information is made available.  
 
The methodology for vegetation survey and mapping has been developed over 25 
years of Queensland Herbarium mapping activity. The majority of the regional 
ecosystem maps that have been produced are at 1:100 000 scale. This is the scale 
that is recommended for conservation management (Department of Environment 
and Resource Management 2010). The herbarium has produced two major types 
of maps. They are maps of current remnant vegetation and pre-clearing regional 
ecosystems and vegetation.   
 
The pre-clearing maps have been produced mainly from 1960s aerial 
photographs together with other imagery and information. The remnant mapping 
has been produced primarily from Landsat satellite imagery (Department of 
Environment and Resource Management 2010). The remnant mapping shows the 
location and extent of vegetation when the imagery was captured.  Additional 
ground data is collected for the classification and description of regional 
ecosystems and vegetation types. This is necessary to ground truth the maps. 
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4.10.7 Pre-Clearing Vegetation 
 
Pre-clearing is the term that is used to describe vegetation before clearing. The 
term generally equates to pre-1750. This is a standard that is used for recording 
vegetation before European settlement and the associated impacts such as altered 
burning patterns and the introduction of livestock. The Queensland Herbarium 
has since 1996 used the term pre-clearing vegetation as a more accurate and 
defendable standard to map (Department of Environment and Resource 
Management 2010). Mapping of vegetation is conducted by extrapolation across 
an area using a limited sample of known points and the consistent patterns 
detectable on imagery covering the whole region.  It is difficult to map ‘pre-
1750’ or ‘pre-European’ vegetation for much of Queensland with any certainty 
because of the lack of consistent imagery before the early 1960s. There are no 
reliable comprehensive sample points that exist prior to 1970 (Department of 
Environment and Resource Management 2010). Pre-clearing vegetation maps 
have been produced because they provide a useful benchmark to assess changes 
in the regional extent of vegetation. 
 
4.10.8 Pre-Clearing Mapping Methods 
 
The mapping of pre-clearing vegetation was carried out by interpreting the 
landscape from aerial photographs. This was supplemented with satellite imagery, 
land resources survey and mapping and ground verification on a limited sample 
of known points. Black and white aerial photographs captured in the 1960’s at a 
scale of 1:80 000 was the standard imagery used for mapping pre-clearing 
vegetation (Department of Environment and Resource Management 2010). These 
photographs provided a high-quality, complete coverage of the state. In areas that 
were cleared on the aerial photos, the pre-clearing was reconstructed. This was 
carried out by botanists that were guided by landform, soils, geology, field data 
and ecological knowledge (Department of Environment and Resource 
Management 2010). Additional data was collected from nearby remnant 
vegetation and isolated vegetation and regrowth within cleared areas to guide the 
reconstruction process. Historical records of vegetation types and older aerial 
photographs were used extensively.  
 70
 The Herbarium claims that wherever investigations have gone back to 
surveyors’ records from the early 1920s and earlier, the vegetation boundaries 
shown in these records are the same as or very similar to the vegetation 
boundaries that exist on the 1960s and current aerial photography (Department of 
Environment and Resource Management 2010). In some situations there are 
sufficient aerial photographs and site data that exist. For these areas it may be 
possible to reconstruct the pre-clearing structure and floristics of the area. This is 
intensive work and can only be applied to limited areas. As a result it is beyond 
the scope of the state-wide mapping program. Ecological modelling of species is 
an option that can be used to reconstruct the pre-clearing vegetation. 
  
Draft digital maps are produced from the aerial photographs by digitising the 
polygons drawn by the botanists on the aerial photograph overlays. Standard 
mapping techniques using DMS Single Photo and ARCINFO software followed 
by some enhancement using on-screen digitising over the satellite imagery are 
used to capture the line work onto a Geographic Information System (GIS) 
(Department of Environment and Resource Management 2010).The maps 
produced are based on the Geocentric Datum of Australia 1994 (GDA94) with 
the Universal Transverse Mercator (UTM) used as the map projection. The draft 
hard-copy maps are produced and checked by botanists and technicians during 
field work. 
  
4.10.9 Interpretation of Aerial Photographs 
 
Pairs of aerial photographs taken from different angles but with the same 
coverage are viewed under a stereoscope. This technique, also known as 
photogrammetry allows the landscape to be examined in three dimensions. The 
method is rapid, accurate and relatively inexpensive and has been widely tested. 
Additional data such as satellite imagery, topographic, vegetation, soils, and 
geology maps are utilised to assist in the interpretation of the aerial photographs. 
Botanists use this information to construct polygons. This achieved by using a 
chinagraph pencil on the aerial photos or on a clear plastic overlay (Department 
of Environment and Resource Management 2010). The resultant polygons 
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delineate areas that represent similar patterns depicted in the photos. These 
include texture, tone, colour, height, landform and land surface characteristics.  
 
The three dimensional view of the landscape is particularly important when 
interpreting landform. Landforms are analysed by stereoscopic examination of 
photographs to determine relief, structural form and drainage networks. This 
analysis combined with existing geological information indicates the type of soils 
that are present (Department of Environment and Resource Management 2010). 
The interpretation of landform and the geological mapping for the polygon 
determine the appropriate land zone for the polygon. Figure 4.7 represents aerial 
photography of the Ballandean region. 
 
 
 
Figure 4.7: Aerial Photography of the Ballandean Region (Source: 
Department of Environment and Resource Management 2010)  
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4.10.10  Remnant Vegetation Cover  
 
As previously outlined remnant vegetation assessment is based on three main 
attributes. These are canopy height, canopy cover and species characteristics of 
the vegetation’s undisturbed canopy. These attributes were selected so mapping 
could be carried out by using remote sensing. As Queensland covers an area of 
173 million hectares, a consistent, rapid and reliable mapping technique was 
needed. The definition of remnant vegetation is better able to differentiate levels 
of development of the vegetation than if other criteria were used (Department of 
Environment and Resource Management 2010). Examples of alternative criteria 
include a time cut-off or where vegetation has been subject to clearing or 
thinning dating back to at least the early 1900s. This latter example occurs across 
large parts of Queensland.  
 
In vegetation with woody or shrubby canopies, the definition of remnant 
vegetation does not consider the ground layer that is beneath woody or shrubby 
canopies. This layer is usually made up of grasses and herbs. If assessments of 
these layers are needed a ground survey is required as this cannot be carried out 
by using remote sensing (Department of Environment and Resource 
Management 2010).    
 
4.10.11  Landsat Satellite Imagery 
 
The remnant vegetation mapping is carried by using Landsat satellite imagery. 
This data is supplied by the Australian Centre for Remote Sensing (ACRES), 
Australian Surveying and Land Information Group, Canberra (Department of 
Environment and Resource Management 2010).The data is captured by sensors 
that are attached to the satellite. The satellites transmit the data back down to 
various ground stations on the Earth. The data is then processed to produce an 
image. The State-Wide Land Cover and Trees Study (SLATS) from the DERM 
are responsible for purchasing and processing the data. This is carried out at least 
every two years.  
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The Landsat satellite imagery resolution is 25 metres. This allows most areas of 
vegetation change (one hectare or greater) to be detected. The SLATS 
methodology is regarded as best practice in remote sensing and has been used in 
Queensland and Australia-wide assessments of land clearing rates (Department 
of Environment and Resource Management 2010). The SLATS predominately 
uses satellite imagery that is captured between July and September. This period 
is usually considerably drier than the rest of the year which is more conducive to 
remote sensing applications. At this time of year the green leaves of the woody 
vegetation are more easily distinguished from the dry grasses and herbs on the 
ground layer (Department of Environment and Resource Management 2010). 
Remote sensing works by sensors that record the amount of green in each pixel. 
This data is used to provide the values for woody vegetation cover.  
 
Areas that have been recently cleared produce very low or zero values for woody 
cover. These are classed as non-woody by the SLATS and are easily 
recognisable on the satellite imagery as even-textured, often pink or pinkish 
coloured areas (Department of Environment and Resource Management 2010). 
Areas of bare soil, cropping and plantations are also very conspicuous because of 
the even appearance on the image. Often these features will have boundaries that 
are straight lines. The colours on a satellite image can be adjusted as an aid to 
interpretation by using different combinations of the different wavelength 
sensors to enhance woody vegetation or geological features. 
 
4.10.12  Remnant Vegetation Mapping Methods 
 
The remnant vegetation maps are produced from the satellite imagery that is 
supplied by the SLATS. The boundaries of the vegetation clearing are delineated 
directly onto the satellite image using ARCINFO or ARCVIEW computer 
software. To assist with interpretation of the imagery aerial photography and 
ground truthing maps produced in the field are used. Vegetation will be classified 
as remnant unless there is evidence that there is extensive disturbance. This 
evidence is drawn from the SLATS woody cover imagery, aerial photographs 
and site data and observations (Department of Environment and Resource 
Management 2010). The vegetation can still be classified as remnant even where 
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there is evidence of disturbance. Remnant status will be assigned if the area 
being assessed meets the 50% cover, 70% height, and species criteria. 
 
In situations where there is evidence of disturbance and there is doubt that the 
vegetation meets the remnant criteria a field assessment of the remnant status of 
vegetation may be required. A site visit will involve assessing the vegetation by 
measuring the canopy criteria. This will be compared to a reference site to 
determine if the cover, height and species thresholds are met. These assessments 
can then be extrapolated to other areas using the satellite imagery, aerial 
photographs and field observations (Department of Environment and Resource 
Management 2010).  
 
4.10.13  Reference Sites 
 
Reference sites are used to determine status of vegetation where there is evidence 
of extensive disturbance canopy and it is not obvious the remnant vegetation 
status has been satisfied. Reference sites are chosen in areas where there has been 
no extensive chemical or mechanical disturbance to the predominant canopy 
evident from the aerial photograph archive or on the ground (Department of 
Environment and Resource Management 2010). 
 
It is important that reference sites occur as close as possible to the area to being 
assessed. This is to ensure that the same regional ecosystem, vegetation 
community, climate, landscape conditions and natural disturbances all exist. 
Field measurements of the height, canopy cover and species composition of the 
area of interest are compared to measurements from a local reference area 
(Department of Environment and Resource Management 2010). This can be in an 
area nearby that contains comparable vegetation that is known to be remnant. In 
areas where there is no appropriate reference site close by then the median height 
and canopy cover values calculated from CORVEG sites for the relevant regional 
ecosystem can be used (Department of Environment and Resource Management 
2010). CORVEG is the Queensland Herbarium database for field data. If there 
are no appropriate reference or CORVEG sites available then expert ecological 
knowledge is used.  
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4.10.14  Regional Ecosystem and Remnant Maps 
  
The remnant and regional ecosystem maps that are produced by the Queensland 
Herbarium are a combination of the pre-clearing maps and the remnant 
vegetation maps. The regional ecosystem maps are created by intersecting the 
two maps in a GIS system. This is carried out by removing the areas of non-
remnant vegetation from the pre-clearing coverage while the remnant areas are 
attributed with the polygons and regional ecosystem codes of the pre-clearing 
coverage (Department of Environment and Resource Management 2010).The 
Herbarium GIS department then produces digital maps using ARCINFO 
software. Most of these maps are produced at a scale of 1:100 000. Generally, at 
this scale the minimum polygon size of five hectares can be delineated on the 
map. For linear features a 75 metre width limit applies.  
 
The next stage involves checking the maps for errors and missing data. Botanists 
check the maps for differences between pre-clearing vegetation and remnant 
vegetation. After the checking phase has been completed and the necessary 
changes corrected, the maps are passed onto the DERM for certification and 
distribution (Department of Environment and Resource Management 2010). As 
previously stated a Remnant Vegetation and Regional Ecosystem Map of the 
Ballandean region is located in Appendix D. 
 
4.10.15  Heterogeneous polygons 
 
Queensland has a diverse range vegetation species spread across the state. Many 
of these species make up vegetation communities that are too small to be mapped 
at a scale of 1:100 000. Instead of delineating each vegetation community 
separately, a heterogeneous polygon is constructed. This type of polygon 
identifies an area on the map that contains more than one regional ecosystem. 
Polygons that contain more than one regional ecosystem are displayed with the 
proportions of each regional ecosystem stated on the map. In most cases areas 
less than five hectares will not be assigned an individual polygon (Department of 
Environment and Resource Management 2010). This is due to the practicality of 
mapping at a scale of 1:100 000. An example of this is a four hectare area on the 
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ground will have a display surface area of 2mm x 2mm on the map at 1:100 000 
scale.    
 
Some areas of Queensland have extremely variable landscapes resulting in 
diverse vegetation species occupying small areas. To ensure these regional 
ecosystems are identified on the maps the Queensland Herbarium has specified 
that a maximum of five regional ecosystems are to be assigned to a 
heterogeneous polygon. The herbarium also stipulates that for the regional 
ecosystem to be included in the polygon it must occupy at least 5% of the 
polygon (Department of Environment and Resource Management 2010). The use 
of heterogeneous polygons allows very small areas that contain significant 
biodiversity to be mapped and managed. Examples of heterogeneous polygons 
can be seen in Figure 4.8. The proportions of the regional ecosystems within 
polygons are determined from interpretation of photo-patterns during the initial 
map construction phase. This can be verified by displaying the field data over the 
polygons. 
 
 
 
Figure 4.8: Heterogeneous Polygons (Source: Department of Environment and 
Resource Management 2010) 
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4.11 Land Clearing Rates 
 
The VMA has resulted in a dramatic reduction in the land clearing rates across 
rural Queensland. The clearing rates immediately before and after VMA came 
into force were as follows: 
- 1997–1999 410,000 hectares per year 
- 1999–2000 622,000 hectares per year  
- 2000–2001 250,000 hectares per year  
- 2001-2003 365,000 hectares per year 
- 2003-2005 243,000 hectares per year (Department of Environment 
and Resource Management 2010) 
 
Following the initial release of the VMA it was still possible to clear regrowth 
vegetation. More recently clearing of regrowth vegetation has been banned. 
Amendments were made to the VMA to facilitate the gradual phasing out of 
clearing regrowth vegetation. After 2006 clearing regrowth vegetation was no 
longer permitted. This was of course if these areas were not ‘locked in’ on a 
PMAV. Many landholders are not familiar or even aware of the PMAV system. 
This highlights the gulf between landholders and the DERM.  
 
 
4.12 Conclusion  
 
This chapter has simulated the process for a land development proposal at three 
significant time periods in Queensland’s legislative history. This has 
demonstrated the significant changes that have occurred over this period. The 
procedures for a land development proposal were outlined and simulated to 
provide a real life account of undertaking a lot reconfiguration in a rural location 
that has been mapped as containing assessable vegetation.  
 
A detailed analysis of remnant vegetation and regional ecosystem mapping was 
provided. This was necessary to provide readers with a comprehensive insight 
into how this mapping was conducted. This analysis will assist readers who are 
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contemplating undertaking a land development project in a rural location. As 
many rural landholders are not familiar with the legislative requirements for both 
managing their properties and undertaking development projects, this dissertation 
could prove to be a useful resource.  
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Chapter 5: Results & Discussion 
 
5.1 Introduction 
 
The aim of this chapter is to explain and interpret the results from the research 
conducted in this project. From this interpretation, it is expected that the reader 
will gain an understanding of the changes that have occurred in the land 
development process and the irregularities that have arisen as part of the 
vegetation management framework. The outline and discussion of results from 
this project will highlight the difficulties and complexities that are encountered 
when attempting to undertake land development in rural Queensland. The results 
and an explanation of these findings will concentrate on four main areas: 
- The effects of the evolving legislation with respect to land 
development  
- A comparison of the land development process across the evolving 
legislation  
- Standard and accuracy of regional ecosystem mapping 
- Impediments to undertaking land development in rural Queensland 
 
 
5.2 Legislation 
 
The changes in legislation over the past 13 years have had a profound effect on 
the land development process. This has largely been driven by the desired 
environmental outcomes that were a feature of the IPA and the proclamation of 
the VMA. It is obvious that preserving biodiversity is critical but has the 
legislation become too restrictive? Before the IPA and the VMA, land 
development was relatively straight forward particularly in rural areas. There 
were little or no tree clearing guidelines and terms such as biodiversity, 
sustainability and desired environmental outcomes were not considered to be the 
focus of legislation or planning schemes.  
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The IPA, VMA and SPA have been much more focussed on environmental 
issues than earlier legislation. The IPA and SPA are much larger and more 
complex pieces of legislation than its predecessor, the LGPEA. This has made it 
more difficult for the average personal or small developers to consider 
undertaking projects. The evolving legislation has been reflected in the local 
government planning schemes. Before the IPA planning schemes were only 
relatively small documents. They were based on a prescriptive model that 
regulated land development. This was achieved by using a hierarchy of controls 
with land zones being the lowest level of control.  
 
After the IPA was proclaimed, planning schemes written under this legislation 
were very different. They were much larger documents that were based on 
desired environmental outcomes. There was no set format that the planning 
schemes had to conform to so long as they satisfied the requirements of the Act. 
This made the planning schemes very difficult to write and subsequently ended 
up being much larger documents. It is interesting to note that the recent 
proclamation of the SPA has seen a requirement for local government planning 
schemes to return to a more prescriptive model as was the case under the LGPEA. 
As a result of the new legislation local governments are required to draft new 
planning schemes to conform to the latest legislation. Part of the problem with 
the IPA legislation was the complexity and uncertainty that surrounded much of 
the Act. The greatest difference in legislation that has effected a proposal such as 
this one are the triggers in the IPA that then make it subject to the VMA.  
 
Research from the literature review outlined critics of the IPA such as Dr Phil 
Day. He has suggested toss the IPA out and start from scratch. Although the IPA 
has been repealed it appears to be premature to pass judgement on the 
effectiveness of the SPA. It is claimed that the new SPA is supposed to simplify 
the development process and make it more transparent. New additions to Act 
such as the compliance stage and compliance assessment will simplify and speed 
up applications but this does not apply to areas that contain assessable vegetation. 
The claim that the new legislation has been designed to cut down on the amount 
of red tape, simplify, and speed up applications remains to be seen. It is difficult 
to see how this could happen when this Act is very similar in size to its 
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predecessor.  This view is supported by Nicholls (2009) which was discussed in 
the literature review. Nicholls states that there are some welcome changes and 
some not so welcome changes to the legislation.   
 
The changes in legislation over the past 13 years appear to be having the desired 
environmental outcomes. Tree clearing and loss of biodiversity has certainly 
been greatly reduced, but has the impact of the legislation been too great on rural 
communities. With the complex and time consuming process that has to be 
tackled when undertaking development in rural areas many land holders are not 
willing to undertake such a project. The process is expensive and time 
consuming with no guarantee of approval being given. According to the town 
planner who was instrumental in writing the new plan at the SDRC developing 
land in rural areas is certainly going to become harder. The new planning scheme 
for this council that has been written in accordance with the SPA is due for 
release sometime next year and with this numerous changes are expected. With 
good quality agricultural land off limits for land development, opportunities for 
rural communities to grow are being compromised.     
 
Land development has certainly been restricted because of the need to protect 
agricultural land and manage remnant vegetation. It is vital these valuable 
resources are protected for all time but could there have been other measures 
taken that would have produced a fairer and more equitable result for landholders? 
Existing landholders particularly in rural areas of Queensland are the ones who 
have had to bear the brunt of the changes in legislation especially the VMA. This 
supports earlier research from the literature review. Ratnapala (2004) stated that 
the VMA has had major repercussions for property owners. This includes 
increased operational costs and reduced productivity.   
 
The evolving legislation has resulted in significant changes to the land 
development process. Land development has definitely been restricted in rural 
areas because of the requirements to protect agricultural land and manage 
vegetation.  It has now become difficult for development to proceed in rural areas 
as good quality agricultural land cannot be subdivided and now it is more 
difficult to subdivide areas where assessable vegetation occurs. Has it become to 
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complex for the average person to undertake a land development project? It is 
definitely possible for landholders to successfully complete a development 
project but thorough research and patience is needed. There appears to be 
sufficient information freely available to become familiar with the legislation and 
development requirements but this will take a considerable amount of time.   
 
 
5.3 Comparison across Evolving Legislation 
 
The evolving legislation has made land development easier for the applicant in 
certain situations.  If a proposal does not involve clearing assessable vegetation, 
the development process is definitely easier. The IDAS process and approved 
application forms clearly define what is required. The legislation also has rigid 
timelines in place for the processing of an application which provides much more 
certainty for an applicant. The problem arises when an application involves 
clearing assessable vegetation and the VMA is triggered. Depending on the status 
of the vegetation where the proposed clearing is to take place, the project could 
be jeopardised.  
  
5.3.1 Application Submission  
 
The changes in legislation have been most effective in the application stage of a 
proposal. The IDAS process has been largely responsible for this. The fact that 
the IDAS process is a ‘one-stop’ shop for development applications greatly 
simplifies the application stage of a proposal. The question of whether there is 
too much bureaucracy is a valid point. Since the proclamation of the IPA and the 
implementation of the IDAS process, the land development procedure is 
reasonably clearly defined if the project is relatively simple and straight forward. 
Following the enactment of the VMA bureaucracy did become entrenched 
mainly because the application was referred to a government department. The 
SPA has attempted to address some of the bureaucracy and red tape issues. How 
effective these changes will be remains to be seen. 
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The application process before the proclamation of VMA was simple. The single 
biggest difference in the land development process between the periods before 
and after VMA was the introduction of the IDAS system. The IDAS streamlined 
a multitude of application and assessment systems into one common process. In 
principle this concept has been successful and has provided developers with 
more certainty. It must be stressed that as a result of the IPA, the IDAS 
component of this legislation has been most beneficial in the application stage of 
development proposals. The benefit has been that only one application has to be 
lodged with the local authority.  
 
Before VMA there was no specific application format that was to be lodged as 
part of an application. As long as the necessary information stated in the planning 
scheme was provided, an application would be accepted. This however, was very 
different when IPA was implemented. The Act stipulated standard application 
forms that were to be lodged. The forms that were to be lodged depended on the 
type of proposal. Further to this, these forms had to be properly completed in 
order for the application to be accepted by council. Under SPA minor 
adjustments were made to the application forms. These too must be properly 
completed for an application to be accepted. From Table 5.1 it can be seen how 
the application requirements have changed due to the evolving legislation. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 84
Table 5.1: Comparison of Application Requirements 
 
 Before VMA After VMA After SPA 
Approved forms 
only No Yes Yes 
Submitted under 
IDAS No Yes Yes 
Properly 
completed to be 
accepted 
No Yes Yes 
Single application 
for proposal No Yes Yes 
Simple application Yes No No 
Surveying services 
required Yes Yes Yes 
Other professional 
services required No Yes Yes 
Easy to understand 
legislation Yes No No 
Cost to lodge 
application Nil $725- $750- 
 
 
5.3.2 Application Assessment  
 
The research phase of this project prior to the enactment of the VMA has 
revealed the relative simplicity of undertaking land development in rural 
Queensland. The assessment stage of the application by council before the VMA 
is not complex assuming all supporting information has been supplied. Even 
though under this system there was no integration of any of the application and 
approval systems, the legislation was much less onerous. There was little or no 
control on vegetation management in the state which further simplified the 
application process. 
 
The IDAS process in general is ‘developer friendly’ but the main problem lies 
with the legislation in which it is contained. The IDAS is just one part of the IPA. 
The proclamation of the IPA resulted in major changes to the definitions of 
development and the way that development was carried out. The Act is a large 
document and is 634 pages in all. This is in stark contrast to the legislation that 
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the IPA replaced. The previous legislation being the LGPEA was only 174 pages 
long. 
 
Developing land under IPA is a relatively straight forward process if the area in 
question does not contain assessable vegetation or is not considered to be good 
quality agricultural land. The problem is, these areas are very uncommon except 
where the local authority has zoned land for urban development. Table 5.2 
indicates the changes that have occurred in the assessment of applications for a 
development proposal. 
 
Table 5.2: Comparison of Assessment for Development Applications 
 
 Before VMA After VMA After SPA 
Assessed under local 
planning scheme Yes Yes Yes 
Single assessment 
manager No Yes Yes 
Acknowledgement 
notice required No Yes Yes 
PMAV required No Yes Yes 
Referral coordination 
required No Yes Yes 
Clearing application 
fee Nil $315- $331.20 
Referral agency fee Nil $315- $331.20 
 
  
5.3.3 Information and Referral 
 
There was no information and referral stage before the proclamation of the IPA. 
As a result of the VMA that is triggered through the IPA, land development 
proposals have become much harder. The problem that developers face in rural 
areas of Queensland is that sites that were previously identified as ideal ‘lifestyle 
blocks’ are very often located in areas that have been mapped as assessable 
vegetation under the VMA. Under the local government planning scheme 
through the state enforced policies, the protection of good quality agricultural 
land is a priority. This policy greatly reduces the opportunity for landholders to 
develop their land other than for agricultural purposes.  
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Under the LGPEA legislation, landholders still had the option of undertaking 
land development in areas that were not considered to be good quality 
agricultural land. This was of course subject to the requirements of the planning 
scheme at the time. These areas were very often still in their natural state and 
were not considered to be useful for agriculture. The proclamation of the VMA 
has seen many of these areas that are in their natural state and not utilised for 
agricultural purposes now classified as remnant vegetation and assigned as 
regional ecosystems.  
 
The application process under the IDAS framework is clearly defined. This is in 
stark contrast to an application that is referred to a referral agency. In this 
example with the referral agency being the DERM, no clear guidelines are 
available on how the application should be presented. Although there is a large 
amount of information available on the DERM website about the various 
requirements that must be satisfied, it seems unusual that there should be no 
prescribed format for an application that will have to provide the necessary 
information to a referral agency. This lack of clear direction in the preparation of 
an application that will ultimately be referred is somewhat unsettling particularly 
with the initial application made under IDAS having to follow such strict 
guidelines.  
 
An example of the lack of a clearly defined format for a referred application is 
evident with the Regional Vegetation Management Codes. As previously 
mentioned, when applying to clear native vegetation it must be for a relevant 
purpose as listed under section 22A of the VMA. The DERM has produced a 
codes document that outlines the particular requirements pertaining to the Act. 
The relevant purpose for an application to clear native vegetation are tabulated in 
the codes document, as are the performance requirements and the acceptable 
solutions that must be met for each performance requirement. What is not clear is 
how this information should be presented with an application. Contrary to the 
initial application that is made to the local government authority, there are no 
prescribed forms that must accompany an application onto the referral stage. 
Uncertainty also remains as to how much detail is required when outlining the 
acceptable solutions for these performance requirements. 
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Developing land is an expensive process and the department charges fees for 
their services as part of the referral process. The DERM has issued a schedule of 
fees that they would normally charge for vegetation management services. The 
cost of these fees has increased significantly since the proclamation of the SPA. 
All applications that are referred to the DERM must be accompanied with the 
correct fee. Table 1 of this schedule outlines the fees for vegetation clearing 
applications and is easy to understand. But Table 2 which states the fees for 
concurrence agency applications is ambiguous (see Appendix O). It is very 
confusing as to whether or not the lower or higher fee will be applicable for this 
application. There is a large difference between the lower fee and the next level 
of fees charged with a similar rate of increase to the next level. With this table 
being so confusing many first time developers may be alarmed and not proceed 
any further.     
 
5.3.4 Application Decision 
 
For the purposes of this project the only approval required to proceed with this 
development proposal before the proclamation of VMA will be from the 
Stanthorpe Shire Council and the servient and dominant tenement of the 
easement known as Ferris Lane.  The approval stage should not be delayed as the 
application meets all criteria set out in the planning scheme at the time. It seems 
likely that gaining approval for this proposal in this time period would have been 
a formality. As the proposal does not involve creating any additional lots, the 
decision process at this time would have been relatively simple. 
 
The decision stage after the proclamation of the VMA and the SPA is more 
complicated. This is due to the VMA that is triggered as a result of attempting to 
develop land in areas of assessable vegetation. Although this project has not 
covered the requirements of the local planning scheme, it is anticipated that these 
would not have been too difficult. The major problem is satisfying the minimum 
buffer zone requirements between existing agricultural operations and the 
necessary firebreak regulations around the building envelope. The biggest delay 
facing the decision stage of this proposal is satisfying the requirements of the 
DERM during the information and referral stage. Once this can be overcome an 
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approval permit can be issued by the local council. This will involve conditions 
imposed by the local authority such as engineering requirements for access to the 
property. This will require a significant amount of additional investment to 
satisfy council requirements. 
 
 
5.4 Land Clearing Rates 
 
The proclamation of the VMA had an immediate effect on the amount of tree 
clearing that occurred. There is strong evidence to suggest that since this Act 
came into force the loss of biodiversity across the state has been significantly 
reduced. This can be seen by the drop in clearing rates that were outlined in the 
previous chapter. The clearing rate of remnant vegetation in the period from 
2000 to 2001 was reduced to 40% of the clearing rate in the period from 1999 to 
2000.  
 
The dramatic rise in tree clearing that took place in the 1999-2000 period can be 
attributed to large scale panic clearing that occurred ahead of the looming 
legislation. The significant fall in the area cleared in the subsequent period 
clearly highlights the effect of the VMA after it came into force. The figures 
presented in the previous chapter clearly indicate the VMA is having the desired 
effect. Reduced clearing of native vegetation helps to preserve biodiversity and 
reduce the amount of greenhouse gases in the atmosphere. This supports the 
claim from Lyons and Whelan (2004) that the decision to stop clearing of 
remnant vegetation by 2006 is a victory for the conservation movement. Based 
on the principles of the IPA and the SPA, the evolving legislation is having the 
desired effects.   
 
  
5.5 Remnant Vegetation and Regional Ecosystem Mapping 
 
The landscape in the Stanthorpe region is unique in comparison to the rest of 
Queensland. The geomorphology of the region is very diverse resulting in a large 
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range of plant and animal assemblages. Unlike many other areas of Queensland 
that comprise of very large areas of consistent landscape types, the Granite Belt 
is very different. Large areas of consistent landscape are much easier to map and 
manage under a vegetation management framework such as the VMA. With the 
landscape and species diversity being so great in the Granite Belt region it is 
obvious that surveying and mapping of this area for vegetation management 
purposes should have been carried out at an appropriate scale. The research 
carried out for this project has indicated that the mapping methodology was 
conducted on a uniform basis across the state. 
 
In an area such as Granite Belt this is simply unsatisfactory. The dramatic 
landscape, range of soils and rainfall are responsible for a diverse array of life. 
This is clearly evident around the various parts of the property this project is 
based on. According to the remnant vegetation and regional ecosystem mapping 
that has been carried out by the Queensland Herbarium, there exists a 
heterogenous polygon over a significant portion of the property. While this may 
be correct over a certain portion of the property, detailed knowledge of the 
floristic structure of the area conflicts with the published products of the DERM.     
  
‘Amaroo’ contains a large hill that runs in an east-west direction through the 
property to almost the western boundary. The northern slopes of this hill contain 
very different vegetation species to the southern slopes. Yet the regional 
ecosystem maps indicate that the spread of species is consistent over the whole 
area. Judging by this it appears as if the regional ecosystem classification is not 
an accurate and true reflection of the area. As stated in the previous chapter there 
is a minimum area to which a regional ecosystem can be assigned but the over 
arching principle that is being challenged is how accurate is the data that is being 
portrayed. The legislation has strict guidelines that must be followed. It is 
morally and ethically just that this should be based on accurate data? 
 
It has been claimed that as part of the remnant vegetation and regional ecosystem 
mapping that was carried out field studies were necessary. Further to this, the 
definition of remnant vegetation does not consider the ground layer under woody 
or shrubby canopies. A ground survey should be carried out because remote 
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sensing cannot penetrate the upper tree canopy. This property has been under the 
ownership of the same family since 1972. At no stage has there been any 
knowledge or evidence of ground surveys for vegetation identification purposes 
been carried out in this area.     
 
5.5.1 Essential Habitat Mapping 
 
Remnant vegetation and regional ecosystem maps may have areas of essential 
habitat that have been identified. These areas contain known to exist species that 
are rare or threatened. On the regional ecosystem maps that covers a portion of 
Lot 1 on RP91867 and Lot 131 on BNT458 there is a significant area that has 
been identified as essential habitat. During the research phase of this project it 
was found that this area of essential habitat is claimed to be habitat suited to that 
of an endangered species of wombat. It is not known when or if there were any 
officially recorded sightings of this species in this area. The scientific name for 
this animal is Vombatus Ursinus or the common wombat. As the name implies, it 
seems unusual that this species should be considered endangered and require 
essential habitat classification. Under the Environmental Protection Agency 
(EPA) classification this species taxon ID is 831.  
 
The fact that this area of Lot 1 and Lot 131 has been identified as essential 
habitat is very dubious. This area contains steep and very rocky outcrops of 
granite and poor soils with little grassy understorey. The present owner of the 
property has never seen any trace of a wombat in or near this area. The previous 
owner had precisely the same observations and had owned the property since 
1972. In the EPA essential habitat factors database information on a range of 
facts can be found on rare and threatened species. The vegetation community 
described in this database that is suited to the common wombat certainly does not 
fit the description that has been mapped as essential habitat on Lot 1 and Lot 131. 
This dubious classification of essential habitat appears to support research that 
was uncovered and stated in the literature review. Bill Burrows claims that the 
VMA is not based on the best science and it appears that claim applies to this 
area of essential habitat. Further information on this species together with its 
distribution can be found in Appendix P. 
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This area that has been mapped as essential habitat has significantly reduced the 
development potential of ‘Amaroo’. This area contains some potentially 
outstanding home sites that would command a premium value. Performance 
requirement number eight in the Regional Vegetation Management Code states 
that to prevent the loss of biodiversity the current extent of essential habitat must 
be maintained. Under certain circumstances it is possible to develop land in areas 
that are classified as essential habitat but the process appears to be convoluted, 
difficult and not clearly defined by the department. This situation highlights 
another situation of where the landholder has been forced to bear the brunt of the 
restrictions imposed by the VMA.   
 
 
5.6  Land Development Impediments 
 
During the course of this research there were a number of ambiguous situations 
that were encountered. It was stated in Chapter 4 that reference to the IPA and 
the SPA would be used interchangeably. This was not carried out merely for the 
convenience of completing this project. The SPA was proclaimed on the 18th of 
December 2009. Many of the fact sheets that provide essential information for 
developing land, especially areas of assessable vegetation, are freely available on 
the DERM website. A significant portion of these were released from the period 
of late October 2009 through to the end of November 2009.  
 
5.6.1 Regional Vegetation Management Code for Brigalow Belt and New 
England Tablelands Bioregion 
 
Many of the fact sheets that provide necessary information still refer to the IPA 
rather than the latest legislation which is the SPA. This has made it very difficult 
to determine what the actual requirements are. Although there have only been 
subtle changes between the legislation in some areas it was still difficult to work 
out if the correct information was being applied to the correct legislation. An 
example of this is the Regional Vegetation Management Codes for the Brigalow 
Belt and New England Tablelands Bioregion. The latest version of this code is 
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version two and is available on the DERM website. This version was current 
from the 6th of November 2009. Throughout this document it still refers to the 
IPA yet the new legislation has been in place for almost a year. It seemed absurd 
the fact sheets would be drafted and made available so close to the proclamation 
of new legislation and yet still refer to the legislation that was about to be 
repealed. At the time it could only be assumed that there was no change between 
the IPA and the SPA on what the fact sheet was referring to. It would have 
seemed logical that the fact sheets would be updated or publication of the fact 
sheets delayed until the proclamation of the SPA to avoid confusion. A number 
of other fact sheets that are available online still refer to the old legislation. In 
order to clarify this, the DERM had to be consulted.  
   
5.6.2 Guide for Local Governments and Applicants Implementing 
MCU/RaL Triggers 
 
Another example of the previous situation exists with the Guide for local 
governments and applicants implementing Material Change of 
Use/Reconfiguring a Lot triggers. Again, this document was current from the 6th 
of November and is still the latest version available on the DERM website. The 
introduction of this document states that changes are being made to streamline 
assessment processes to better target applications that will, or have the potential 
to, result in clearing of assessable vegetation (Department of Environment and 
Resource Management 2010). Just like the codes document, this document refers 
to the IPA throughout and no mention is made of the SPA. Again this causes 
confusion and uncertainty. It seems absurd that these two significant documents 
could be released so close to the proclamation to the SPA and still refer to the 
IPA throughout. The Sustainable Planning Bill was first tabled in parliament in 
June 2009. Surely the DERM was aware of the impending proclamation of the 
SPA or is there just no cross-departmental consultation what so-ever? 
 
5.6.3 Property Maps of Assessable Vegetation 
 
Under the vegetation management framework PMAVs are used to determine the 
location of assessable vegetation. The cost of obtaining a PMAV is $331-. The 
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question must be asked, is it morally just that a landholder has to pay a fee to find 
out the status of vegetation on their own property? A PMAV is necessary for an 
application that contains areas of assessable vegetation. After consultation with 
the department it was advised that there is a significant waiting period for a 
PMAV. The departmental officer was not able to provide a definitive time period 
on this. The officer did, however, state that in the event of an application for a lot 
reconfiguration being lodged, priority would be given to producing a PMAV for 
that application.  
 
Of the two types of PMAVs that landholders can request, as detailed PMAV is 
much more onerous. A detailed PMAV can be used to amend the regional 
ecosystem maps if an error has been identified as has been the case on this 
property. The requirements for a detailed PMAV are specific information about 
the location, structure and range of species of vegetation on the property and 
spatially accurate boundaries for these vegetation categories. These requirements 
appear to be beyond the capacity of most landholders to undertake. Professional 
opinion will most likely need to be sought in order to fulfil the necessary 
requirements. This significantly increases the cost and delays that are once again 
forced upon rural landholders.  
 
 
5.9 Conclusion 
 
This chapter has outlined the results of the research undertaken in this project. A 
discussion of these results was also presented. The results and discussion has 
focused on two distinct areas of study. These are the changes in legislative 
requirements over the past 13 years when undertaking land development project 
in rural Queensland and remnant vegetation and regional ecosystem mapping. 
Comparisons have been made between the land development application 
processes over three periods of legislative change in Queensland. The differences 
between the requirements of the applications and legislation have been noted and 
discussed with the presentation of a practical simulation of a rural land 
development proposal south of Stanthorpe. 
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The changes in legislation and the requirements of a land development 
application have been discussed and explained. The results due to site location 
have been explored and explained. It has been discussed how the VMA has 
impacted on rural landholders and the restrictions that now apply. Some 
problems were identified with the information that is required for an application 
to be successfully completed during the referral process. The irregularities 
associated with essential habitat mapping were also outlined and explanations 
presented. 
 
It has been concluded that the evolving legislation has presented rural 
landholders with significant challenges, not only when planning to develop land 
but also in the management of vegetation on their properties. It has been 
acknowledged that the preservation of biodiversity is critical but rural 
landholders have been forced to comply with strict legislation with no 
compensation. The fact that it is now harder to undertake land development 
projects in rural areas has significantly reduced the potential value of many rural 
land holdings.  
 
It is still possible to develop land in certain areas that have been assigned 
remnant vegetation status. Most landholders are aware that the mapping exists 
but because of the complexity of the vegetation management framework they are 
not familiar with the legislation and the mapping framework. The complexities of 
the vegetation framework and distinct lack of consultation with landholders has 
left many farmers unhappy and uninformed about how the framework operates. 
Despite this system being complex and difficult to grasp it is still possible to 
develop land in areas of assessable vegetation. But this is usually a costly and 
time consuming exercise for those who are not familiar with the framework and 
process that has to be followed.     
  
 
 
 
 
 
 
 
 95
Chapter 6: Conclusions and Recommendations 
 
6.1 Introduction 
 
This chapter will involve summarising the results of this project and presenting 
some recommendations. The purpose of this research will be reiterated as well as 
the practical application and uses of the findings of this project. The limitations 
of the research project will also be addressed. The aim of this chapter is to 
provide a summary of the results obtained and make some recommendations that 
could be useful. It is anticipated that after this chapter readers will gain an 
appreciation of the work that was put into this project and will also have a clear 
understanding of the land development process and the limitations that the VMA 
has imposed on landholders. 
 
 
6.2 Key Findings 
 
This project has been a long and challenging exercise. It was never expected that 
this project would conclude with any substantial findings or key 
recommendations however, a number of minor details have been uncovered. 
These include the dubious area of essential habitat, departmental documentation 
referring to the IPA rather than the SPA and a number of other inconsistencies. 
Although the project has been long and challenging it has also been very 
rewarding. The research that has been conducted will allow this very lot 
reconfiguration proposal to proceed with optimism.  
 
The project has resulted in an unexpected outcome. Although the IPA, the VMA 
and SPA legislation and development process at first appear to be daunting, after 
a period of substantial research and analysis it can be significantly simplified. 
The vegetation management framework is complex and at times difficult to 
understand. Many rural landholders are unaware of the complexity of the 
legislation, oblivious to the current requirements of law that affects their property, 
the status of the vegetation on their properties or how the mapping affects them. 
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It is important for rural landholders to understand the limitations that the law 
now imposes on freehold land especially when undertaking development in areas 
of assessable vegetation.  
 
An unexpected outcome of this dissertation is that this project could provide 
valuable advice and guidance to those wishing to undertake a land development 
project in a rural area of Queensland.  The research, analysis and explanation of 
the land development process as well as the analysis of the vegetation 
management framework within this project have been comprehensive. Not many 
rural landholders have the time or desire to undertake the necessary research to 
become familiar with the land development process and the vegetation 
management framework. A simplified analysis of the requirements such as this 
project will provide real benefits to rural landholders who require further 
information in an easy to follow and clearly defined format. 
 
 
6.3 Further Research and Recommendations  
 
This project set out to investigate the implications regional ecosystem mapping 
has on land development proposals in rural Queensland. Although research on 
this topic has concluded that land development is becoming more difficult as a 
result of the changing legislation, further research could be carried out to 
determine what the impact has been on cadastral surveying. From a Spatial 
Science perspective further research in this area would be worthwhile. At the 
commencement of this project it was intended to conduct research into this area. 
This did not happen because this original intention has turned out to be too 
ambitious. 
 
It was never the intention of this project to come up with recommendations about 
the current land development process in Queensland. Although the legislation 
and local government planning schemes can seem complex, once adequate 
research has been carried out the land development process appears much less 
onerous. Understanding the requirements of the legislation, particularly the VMA 
is critical to successfully completing a land development project. It is worth 
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noting that once a clear understanding of the legislation was achieved a project 
such as this can be carried out with relative ease. Without this research and 
acquired knowledge a land development project such as this would become a 
slow, costly and frustrating exercise.  
 
As it was never the intention to make recommendations it should be noted that 
more up to date information should be a priority particularly when new 
legislation has been enacted. Other inconsistencies that occur could just be part 
of a continuously improving system. A system could be developed that simplifies 
and aids in explaining how and why the VMA was put in place and how it works. 
This must also be accessible and clearly communicated to all members of the 
public. This would allow landholders considering development of their properties 
to better educate themselves as to what is required and the process that is 
followed when developing land. This would free departmental employees to 
concentrate on more significant tasks that require their expertise. 
 
Consultation between rural landholders and the DERM could be substantially 
improved. More workshops or information sessions could be scheduled to 
educate landholders about the vegetation management framework. Although 
there is sufficient information available through various sources, many 
landholders simply do not have the time or resources to fully educate themselves 
about the framework. If improved communication lines between the department 
and landholders were established, better outcomes would be delivered for all 
stakeholders.    
 
 
6.4 Limitations of the Study 
 
This project was carried out with the intention of using only a small parcel of 
freehold land as a case study. The findings from this case study are limited to the 
experience for this case only. This project was initially undertaken as an 
educational exercise only. But, the outcome of this project has been such that 
rural landholders wishing to understand the land development process and the 
vegetation management framework could derive some benefit from the work that 
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has been presented. This only applies to a simple rural land development 
proposal. As this project was undertaken as an educational exercise significant 
effort has been made to ensure the accuracy and validity of the information that 
has been presented here, but no responsibility can be taken for any omissions, 
inaccuracies or wrong information that my be present in this dissertation. 
 
 
6.5 Close 
 
This project has achieved its aim of comparing the outcome of a land 
development proposal at times of significant legislative changes in Queensland. 
This aim has been accomplished by simulating a land development proposal at 
three significant legislative time periods. The simulation was then compared to 
demonstrate the changes that have taken place. This has been complimented with 
a thorough analysis of the vegetation management framework in Queensland.  
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Appendix A: Project Specification 
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Appendix B: Smart Map 
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Appendix C: Cadastral Plans 
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Appendix D: Remnant Vegetation and Regional Ecosystem Map 
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Appendix E: Remnant Vegetation and Essential Habitat Map 
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Appendix F: Section 22A of the Vegetation Management Act 1999 
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Appendix G: Schedule 8 of the Integrated Planning Act 1997 
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Appendix H: Application for Land Development before the 
Proclamation of the Vegetation Management Act 1999 
 
 
 
M.P. Day 
‘Amaroo’ 
Ballandean QLD 4382 
 
11 August 1997 
 
Chief Executive Officer 
Stanthorpe Shire Council 
Marsh St 
Stanthorpe QLD 4380 
 
Dear Sir/Madam 
 
I wish to lodge a proposal to undertake a lot reconfiguration on ‘Amaroo’, 153 
McDonagh Road, Ballandean. The particulars for this proposal are set forth as 
required by the Stanthorpe Shire Council Planning Scheme. 
 
Sincerely 
 
Michael Day 
Owner/Applicant 
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Name of applicant: Michael Day 
                   M/S 958 
          Ballandean QLD 4382 
 
Owner of property: Michael Day 
                   M/S 958 
          Ballandean QLD 4382 
 
 Address and property description of land: M/S 958  
              Ballandean QLD 4382 
               L131 BNT458 & L1RP91867 
 
Area of land and road frontage: L1 RP91867 15.48 Ha, 550m 
                 L131 BNT458 85.419 Ha, 1.4km 
 
Zone of the land: Rural B 
 
Current use of land: Cattle grazing and vegetable farming 
 
Proposed use of land: Amalgamate good agricultural land into one lot and continue to 
use for this purpose; sell remaining lot for lifestyle use 
 
Particulars of proposed easements: There are no easements in this proposal 
 
Proposed road opening: There is no requirement for a road opening 
 
Staged development or subdivision for lease purposes: This proposal involves one 
stage only 
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Appendix: H1 Proposed Plan of Lot Reconfiguration 
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Appendix I: Application for Land Development after the 
Proclamation of the Vegetation Management Act 1999 
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Appendix: I1 Proposed Plan of Lot Reconfiguration 
 
 123
Appendix J: Regional Vegetation Management Code for the 
Brigalow Belt and New England Tablelands Bioregions 
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Appendix K: Application for Land Development after the 
Proclamation of the Sustainable Planning Act 1999 
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Appendix L: Regional Vegetation Management Code for the 
Brigalow Belt and New England Tablelands Bioregions 
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Appendix M: Regional Ecosystems 13.12.2 and 13.12.6 
 
Regional Ecosystem  13.12.2 
 
Vegetation Management Least Concern 
Act Status (Nov 2009) 
 
Wetlands Biodiversity No concern at present 
Status 
 
Subregion   1 
 
Estimated Extent In December 2006, remnant extent was > 10,000 ha 
and > 30% of the pre-clearing area remained. 
 
Extent in Reserves High 
 
Short Description Eucalyptus andrewsii, E. youmanii woodland on 
igneous rocks 
 
Structure Category Sparse 
  
Description Eucalyptus andrewsii, E. youmanii, E. prava, 
Angophora floribunda, Callitris endlicheri, shrubby 
woodland or open forest. Occurs on Mesozoic to 
Proterozoic igneous rocks. Rocky Hillsides. 
  
Supplementary Young and McDonald: 9b 
Description  
 
Protected Areas Girraween NP, Sundown NP 
 
Fire Management SEASON: Autumn/Winter (Apr-Aug). 
Guidelines INTENSITY: Low intensity, cool burn. 
 INTERVAL: 7-25 years. (not to be repeated) 
 STRATEGY: Burn < 30% of stands in any year, 
burning patches each year whenever possible. 
 ISSUES: Do not repeat at 7 year intervals (i.e. if burnt 
at 7 years since last fire, wait 20+ years for the next 
prescribed burn). NB. Boronia repanda is fire sensitive. 
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Regional Ecosystem  13.12.6 
 
Vegetation Management Of Concern 
Act Status (Nov 2009) 
 
Wetlands Biodiversity Of concern  
Status 
 
Subregion   1, (3) 
 
Estimated Extent In December 2006, remnant extent was < 10,000 ha 
and > 30% of the pre-clearing area remained. 
 
Extent in Reserves High 
 
Short Description Shrubland on igneous rocks 
 
Structure Category Dense 
  
Description Shrubland (heath). Occurs rock pavements. on 
Mesozoic to Proterozoic igneous rocks.  
  
Supplementary Young and McDonald: 30 
Description  
 
Protected Areas Girraween NP, Sundown NP 
 
Fire Management SEASON: Autumn/Winter (Apr-Aug). 
Guidelines INTENSITY: Low medium intensity, cool medium 
burn. 
 INTERVAL: 10-30 years.  
 STRATEGY: Burn < 20% of stands in any year, 
burning patches each year whenever possible. 
 ISSUES: Contains a host of threatened species, the life 
cycles of some are yet to be determined. Burn in 
Autumn/Winter or just before rain (NB 35% annual 
rainfall, on average, in this region falls in winter). 
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Appendix N: Essential Habitat Map of the Ballandean Region 
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Appendix O: Fees for Vegetation Management Services 
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Appendix P: Essential Habitat Factors for the Common Wombat 
 
Essential Habitat Factors Database
Essential habitat is compiled from a combination of species habitat models and 
buffered species records. 
The EPA essential habitat page has more information on how the layer was 
developed. 
Essential Habitat must include Regional Ecosystems as an essential habitat 
mandatory factor unless otherwise stated, as well as any two other factors.  
Taxon ID:       831 
Broad Taxon Group: Animal 
Taxon Group:  Mammal 
Family:  Vombatidae 
Scientific Name: Vombatus ursinus 
NCA Status: R 
Common Names: Common Wombat 
Regional Ecosystems: 
(This is a mandatory essential habitat 
factor, unless otherwise stated) 
13.3.1, 13.3.2, 13.3.3, 13.3.4, 13.3.5, 13.3.7, 13.9.2, 
13.11.1, 13.11.2, 13.11.3, 13.11.4, 13.11.5, 13.11.6, 
13.11.8, 13.12.1, 13.12.2, 13.12.3, 13.12.4, 13.12.5, 
13.12.8, 13.12.9, 13.12.10  
Vegetation Community: 
Dry sclerophyll woodland, forest and adjacent wet 
sclerophyll forest, generally open with grassy 
understorey or near open pasture; in north-eastern 
NSW generally restricted to grassy temperate forest 
on productive soils (high foliage nutrients). 
Altitude: 600-1200m. 
Soils:  
Position In Landscape:  
Version:  
  
  
   
Users should refer to their local Environmental Protection Agency office for further 
information. 
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